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INTRODUCTION 

The o r i g i n s  of t h e  Black Po in t  Community Plan d a t e  back t o  

1973 when t h e  Marin County Board of Supe rv i so r s  adopted t h e  . . 
Marin Countywide Plan.  Because t h e  Countywide Plan was in -  

tended a s  a  broad pol icy 'document  t o  guide t h e  f u t u r e  o r d e r l y  

growth and development of t h e  County, t h e  smal l  g r a i n  but  none- 

t h e l e s s  h igh ly  important  i s s u e s  of t h e  many r e l a t i v e l y  smal l  

un incorpora ted  a r e a s  were d e f e r r e d  pending t h e  development of 

more d e t a i l e d  community p l a n s .  I t . w a s  in tended  t h a t  such commu- 

n i t y  p l a n s  be  formulated wi th  t h e  g r e a t e s t  p o s s i b l e  degree  of 

l o c a l  c i t i z e n  p a r t i c i p a t i o n .  

Subsequent t o  t h e  adopt ion of t h e  Countywide P l a n ,  p r o f e s s i o n a l  

s t a f f  from t h e  blarin County Planning Department was ass igned  

t o  work wi th  a  vo lun tee r  ~ i t i z e n s ' ~ r o u p  i n  t h e  Black Point  a r e a .  

Due t o  va r ious  c i rcumstances  and c o n s t r a i n t s ,  t h e  p r o f e s s i o n a l  

a s s i s t a n c e  t o  be rendered was spo rad ic ,  but  a l though  t h e  County 

was not always a b l e  t o  p r o f e s s i o n a l l y  s e r v i c e  t h e  community, a  

smal l  number of t h e  c i t i z e n s ' a d v i s o r y  group cont inued i n  t h e i r  

e f f o r t s  t o  produce a  p lan  document. I n  1977, a  new p lanner  

was given t h e  Black Po in t  Community Plan assignment and work * 
on t h e  document once again  progressed .  In  t h e  F a l l  of 1977,  

I 
i a  d r a f t  ve r s ion  was pub l i shed ,  c i r c u l a t e d  and s e t  f o r  p u b l i c  

hea r ing  be fo re  t h e  Marin County Planning Commission. A t  t h e  
I 

1 conc lus ion  of t h e  f i r s t  p u b l i c  hea r ing ,  it became ev iden t  t h a t  

t h e  d r a f t  document mas l e s s  than  complete.  Moreover, t h e  f i r s t  

p u b l i c  hea r ing  revea led  t h a t  s e v e r a l  d i s p a r a t e  l o c a l  a t t i t u d e s  



p r e v a i l e d  r e g a r d i n g  t h e  u l t i m a t e  deve lopment  of  t h e  B lack  

P o i n t  P l a n n i n g  A r e a ,  p a r t i c u l a r l y  t h e  component l o c a t e d  

n o r t h e r l y  of  S t a t e  Highway 37 .  

I n  o r d e r  t o  b roaden  t h e  s c o p e  of  t h e  P l a n  and t o  b e t t e r  

r e f l e c t  t h e  c o n c e r n s  o f  a l l  g r o u p s ,  a  ma jo r  r e - w r i t e  o f  t h e  

d r a f t  P l a n  was u n d e r t a k e n ,  u l t i m a t e l y  c u l m i n a t i n g  i n  t h i s  

s e c o n d  d r a f t  v e r s i o n .  

H e a v i l y  r e - w r i t t e n  and expanded,  t h e  s e c o n d  d r a f t  of 

t h e  P l a n  was s u b j e c t  t o  e x t r e m e l y  c o n t r o v e r s i a l  h e a r i n g s  

b e f o r e  t h e  Marin County P l a n n i n g  Commission and b y  t h e  

Board o f  S u p e r v i s o r s .  F u r t h e r  r e v i s i o n s  t o  many o f  t h e  

p o l i c i e s  c o n t a i n e d  w i t h i n  t h i s  P l a n  were  r e q u i r e d  a s  a  

r e s u l t  o f  t h e  p u b l i c  h e a r i n g  p r o c e s s .  A s  f i n a l l y  a d o p t e d  

by t h e  i l a r i n  County Board o f  S u p e r v i s o r s  on December 1 7 ,  

1978,  t h e  B lack  P o i n t  Community P l a n  h a s  become a d e t a i l e d  

e x t e n s i o n  o f  t h e  Marin Countywide P l a n  and w i l l  s e r v e  as 

an o f f i c i a l  p o l i c y  g u i d e  f o r  Marin County .  



A BRIEF OVERVIEW 

Black  P o i n t  i s  a  s p e c i a l  community and i t s  r e s i d e n t s ,  by 

means o f  t h i s  community p l a n ,  seek t o  p r e s e r v e  its major  a s s e t s  
. . 

and s t r e n g t h e n  i ts  d i s t i n g u i s h i n g '  c h a r a c t e r  i s t i c s  , w h i l e  a t  

t h e  same time p r o v i d i n g  r e a s o n a b l e  s t a n d a r d s  f o r  new development .  

B l a c k  P o i n t  is s p e c i a l  b e c a u s e  o f  i t s  l o c a t i o n ,  its s e t t i n g ,  

and  t h e  way i n  which it h a s  d e v e l o p e d .  

LOCATION 

I t  p a r a l l e l s  t h e  Pe ta luma  R i v e r  - a s  s u c h  i t  is one  of  a  

v e r y  few f r o n t  communit ies  i n  J Iar in  w i t h  t h e  o p p o r t u n i t y  t o  r e -  

l a t e  t o  r i v e r  a c t i v i t i e s  and t h e i r  s p e c i a l  a m e n i t i e s .  ~ u r t h e r ,  

i t  is bounded on  t h e  w e s t  by t h e  f l a t  u n i n h a b i t e d  Bay P l a i n s .  

SETTING 

I t  is approached  p r i m a r i l y  by Highway 37 which b i s e c t s  t h e  

community and t h e  Bay P l a i n  i t s e l f .  From Sonoma on  t h e  e a s t ,  

i t  is - t h e  i m p o r t a n t  v i s u a l  e n t r a n c e  t o  Mar in ,  o f f e r i n g  a ma jo r  

d e n s e l y  v e g e t a t e d  h i l l  form r i s i n g  up p r o m i n e n t l y  from t h e  f l a t -  

l a n d s  a round i t .  
'li 

DEVELOP!dENT PATTERN 

Al though l o c a t e d  i n  t h e  Novato P l a n n i n g  Area ,  t h e  f a s t e s t  

growing a r e a  of  k lar in ,  B lack  P o i n t  is s e p a r a t e d  from t h e  Novato 

deve loped  a r e a  by t h e  F lood  P l a i n s ,  and h a s  h i s t o r i c a l l y  r e -  

t a i n e d  a  r u r a l  s e n s e  of  p l a c e ,  w i t h  an absence  o f  u rban  s e r v i c e s  

and a m e n i t i e s .  

v l i  



. B e c a u s e  o f  t h e  d e s i r e  t o  s t r e n g t h e n  t h e s e  q u a l i t i e s  - 
t h a t  a r e  t h e  r e a s o n s  p e o p l e  s e l e c t  B l a c k  P o i n t  a s  a  p l a c e  t o  

l i v e  - t h e  f o l l o w i n g  main o b j e c t i v e s  a r e  advanced by t h i s  p l a n .  

1. M a i n t a i n  B l a c k  P o i n t  a s  an  i d e n t i f i a b l e  r u r a l  resi- 

d e n t i a l  community. 
* 

2 .  Tklaintain B lack  P o i n t  a s  an  i n d e p e n d e n t  and u n i n c o r -  

p o r a t e d  v i l l a g e .  . 
3 .  P r e s e r v e  t h e  n a t u r a l  a t t r i b u t e s  and  f e a t u r e s  which 

a r e  l o c a t e d  w i t h i n  and  which s u r r o u n d  t h e  B l a c k  P o i n t  

community. 

4 .  Seek minimal  improvements w i t h i n  t h e  B lack  P o i n t  a r e a  

which would f u r t h e r  enhance  t h e  q u a l i t y  o f  l i f e  and 

s a f e t y  w i t h i n  t h e  community. 

5 .  Seek o r d e r l y  and managed g rowth  o f  t h e  B lack  P o i n t  

community a s  w e l l  a s  t h e  s u r r o u n d i n g  i n c o r p o r a t e d  and 

u n i n c o r p o r a t e d  a r e a s  which t e n d  t o  i n f l u e n c e  t h e  

c h a r a c t e r  o f  B lack  P o i n t .  

The p l a n  s e e k s  t o  a c h i e v e  t h e s e  o b j e c t i v e s  by c a r r y i n g  

o u t  a ser ies  of  a c t i o n  programs i n t e n d e d  as p o l i c y  g u i d e s  f o r  

d e c i s k o n  makers .  The above p o l i c i e s  a r e  t h e  f o u n d a t i o n  of t h e  

p o l i c y  and  a c t i o n  recommendat ions c o n t a i n e d  w i t h i n  t h i s  p l a n .  

v i i i  
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HI'STORY OF BLACK POINT 

Black Po in t  is t h a t  p a r t  of t h e  Rancho de Novato l o c a t e d  along 

t h e  Petaluma River  a t ' i t s  en t r ance  t o  t h e  San Pablo Bay. I t  is 

an a r e a  of l o w  l y i n g  t r e e  covered h i l l s  and marshlands.  The 

a r e a  has  a  long h i s t o r y  extending back t o  1839 when Governor 

Alvarado g ran ted  t h e  8 ,877 a c r e  Novato Rancho t o  Fernando F e l i z .  

S ince  t h a t  t ime  t h e  s t o r y  of Black Poin t  fo l lows  t h e  growth of 

Marin County when C a l i f o r n i a  became a  s t a t e  i n  1850. 

The Novato Rancho had many owners through t h e  y e a r s  u n t i l  i n  

1892 when t h e  l and  was mortgaged. The w e s t  ha l f  was taken over 

by t h e  San F ranc i sco  Savings Union, and t h e  e a s t  h a l f ,  which is 

t h e  Black Po in t  a r e a ,  went t o  Cha r l e s  Chase of New York. The 

Chase i n t e r e s t s  were taken over  by t h e  Home and Farm Company 

which auc t ioned  o f f  5 and 10 a c r e  p a r c e l s  and town l o t s .  T h i s  

l and  s p l i t  l e d  t o  t h e  subd iv i s ion  of t h e  a r e a  and i n i t i a t e d  t h e  

t r e n d  which w a s - t o  l e a d  t o  t h e  r u r a l  community which e x i s t s  

today.  

The s e t t l i n g  of Black Poin t  occurred a  s h o r t  pe r iod  a f t e r  a man 

named Day s e t t l e d  on what is  now c a l l e d  Day I s l a n d  i n  1850. 

S e t t l e r s  from t h i s  a r e a  moved t o  Black P o i n t ,  and f o r  more than  

a  hundred y e a r s ,  Black Po in t  has  been known a s  an a r e a  f o r  f i s h -  

i ng  and hunt ing .  Throughout t h e  y e a r s ,  much of i ts  a c t i v i t y  has  

revolved around t h i s  r e c r e a t i o n a l  f e a t u r e  a long wi th  boa t ing .  

In  1840 Black Po in t  was regarded a s  an important  sh ipp ing  p o i n t  

f o r  l i v e s t o c k ,  lumber, and cordwood. Associa ted wi th  Black 



Po in t  h i s t o r y  has  been s h i p  b u i l d i n g  i n  t h e  1 8 6 0 ' s .  Oak t r e e s  

were removed from t h e  h i l l s  and used f o r  t h i s  purpose.  T h i s  is  

perhaps  why t h e  g i a n t  oak no longe r  e x i s t s  i n  t h e  a r e a .  

I n  conjunc t ion  w i t h  t h e  b u i l d i n g  of Donahues l and ing  on t h e  Pe ta -  

luma River  du r ing  t h e  pe r iod  1879 u n t i l  1884, t h e  Northwestern I 
Rai l road  and m a t e r i a l s  ope ra t ed  from t h e  Black Po in t  a r e a .  Even- . 
t u a l l y ,  t h e  t r a i n s  c ros sed  t h e  Petaluma River  and cont inued  on - I 

, i n t o  Sonoma County t o  Glen E l l e n .  The means of a c c e s s  t o  Black 

Po in t  were e s s e n t i a l l y  by e i t h e r  t r a i n  o r  f e r r i e s  u n t i l  t h e  County 

acqui red  a  road r i g h t t o f  way in.1884 which more than  l i k e l y  is  

t h e  r o u t e  a long what is now Ather ton Avenue. A few r e s i d e n t s  

s t i l l  l i v e  i n  B$ack Po in t  who can remember c r o s s i n g  from San 

F ranc i sco  by f e r r y  t o  S a u s a l i t o  and then coming t o  Black P o i n t  

by ho r se  and buggy du r ing  t h e  e a r l y  1 9 0 0 r s ,  pa s s ing  through 

Novato, and coming a c r o s s  t h e  o l d  County road.  

The main pos t  o f f i c e  was l o c a t e d  i n  t h e  Black Po in t  a r e a  from 

1865 u n t i l  1891 when i t  was moved t o  Novato. 

A t  t h e  t u r n  of t h e  cen tu ry ,  Black Po in t  was an a r e a  bordered by 

some l a r g e  ranches  which occupied recla imed bay f l o o d  p l a i n s  bu t  

was undergoing subd iv i s ion  i n t o  smaller ranching and farming 

p a r c e l s  and town l o t s .  

The s u b d i v i s i o n  i n t o  smal l  l o t s  brought t h e  name of Grandview t o  

Black P o i n t  which is t h e  a r e a  now r e f e r r e d  t o  a s  t h e  "old" Black 

Po in t  a r e a .  T h i s  subd iv i s ion  brought c i t y  d w e l l e r s  from San 

F ranc i sco  i n t o  t h e  a r e a ,  and s m a l l  weekend and summer c o t t a g e s  



began t o  appear a long wi th  some sma l l e r  s t r u c t u r e s  used a s  

"hunting" r e f u g e s .  Black Poin t  a t  t h i s  t ime was then  access-  

i b l e  by r a i l r o a d  and having a  s t a t i o n ,  but  was no longer  t h e  

r a i l r o a d  c e n t e r  a s s o c i a t e d  wi th  t h e  development of Donahue's 

l and ing .  F e r r i e s  b r i n g i n g  b u i l d i n g  m a t e r i a l s  cont inued t o  s t o p  

a t  Blaclc P o i n t  a long t h e  cana l  a t  Norton Avenue, and Black Po in t  

was a l s o  a c c e s s i b l e  by road o r  r a i l  by t h o s e  c r o s s i n g  from San 

F ranc i sco  t o  S a u s a l i t o .  

... 
There were few permanent r e s i d e n t s  i n  t h e  Black Po in t  a r e a  ou t -  

s i d e  of t h o s e  ope ra t ing  t h e  smal l  ranches  o r  t h o s e  involved 

wi th  bus ines s  i n  t h e  a r e a  u n t i l  t h e  World War I1 p e r i o d  began. 

However, a  school  'house'was l o c a t e d  i n  Black Poin t  on School 

Lane a t  t h e  t u r n  of t h e  cen tu ry  and ope ra t ed  u n t i l  1947 when 

t h e  d i s t r i c t  u n i f i e d  wi th  Novato. Up t o  t h i s  t ime ,  Black Poin t  

was o r i e n t e d  around weekend summer r e s i d e n t s  and a s s o c i a t e d  

p l e a s u r e  boa t ing  a long t h e  Petaluma . . Rive r ,  and o t h e r  r e c r e a t i o n a l  

a c t i v i t i e s  such a s  hunt ing  and f i s h i n g ,  and f o r  i ts  r e s t f u l  

country  atmosphere. 

The e x i s t i n g  r e s i d e n c e s  began t o  be a v a i l a b l e  f o r  r e n t a l s  du r ing  

World War I1 p o s s i b l y  because of t h e  wartime housing sho r t age  

and Black Po in t  approximation t o  Mare I s l a n d .  T h i s  pe r iod  of 

time seems t o  have ushered i n  t h e  phase of permanent r e s i d e n t s .  
I 

The smal l  homes have been added t o  and en la rged  i n  many c a s e s  

t o  accommodate f a m i l i e s .  Xany who spent  t h e i r  summers and 

weekends he re  a s  c h i l d r e n  now f i n d  Black Poin t  t h e i r  home f o r  

r e t  irement y e a r s .  
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In  g e n e r a l ,  it can be s t a t e d  t h a t  Black Po in t  a t t r a c t s  people  

because it has  remained e s s e n t i a l l y  an undeveloped, semi- rura l  

a r e a  o f f e r i n g  r e l i e f  from t h e  t r a c t - t y p e  environment.  Black 

P o i n t  i s  enjoyed f o r  its views,  its n a t u r a l  v e g e t a t i o n  of shrub  

and t r e e  covered h i l l s ,  and a s  an en joyab le ,  r e s t f u l  p l a c e  t o  
* 

r e s i d e .  
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I The un incorpora ted  community of Black Poin t  is l o c a t e d  approxi-  . 

~ mately 35 mi les  n o r t h  of San Franc isco  and is s i t u a t e d  on t h e  

e a s t e r l y  extreme of Marin County and a b u t s  t h e  Petaluma R i v e r .  
s 

P r i n c i p a l  acces s  t o  Black Poin t  is  v i a  S t a t e  Highway 37 which 

1 
s e p a r a t e s  t h e  two major l and  a r e a s  which comprise t h e  community. 

To t h e  sou th  of Highway 37 l i e s  Old Black P o i n t ,  t h e  o r i g i n a l l y  

subdivided a r e a .  To t h e  n o r t h  of Highway 37 l i e s  new Black . 
P o i n t ,  an a r e a  l a r g e l y  undeveloped u n t i l  r e c e n t  y e a r s .  The two 

components c r e a t e  a  s t r i k i n g  c o n t r a s t .  In  t h e  s o u t h e r l y  compo- 

n e n t ,  most homes a r e  of a  v i n t a g e  na ture ,  many having been b u i l t  

s e v e r a l  decades ago a s  summer homes. I n  t h e  n o r t h e r l y  component, 

t h e  ma jo r i t y  of t h e  homes a r e  of r ecen t  c o n s t r u c t i o n  and a r e  con- 

temporary i n  des ign .  The degree  of c o n t r a s t  between t h e  two . 

components is f u r t h e r  i n t e n s i f i e d  by t h e  roadway p a t t e r n s .  To 

I 
t h e  s o u t h ,  roads  and s t r e e t s  a r e  extremely narrow and c i r c u i t o u s .  

North of Highway 37,  however, t h e  roads  a r e  g e n e r a l l y  s t r a i g h t e r  

and wider ,  having been designed and b u i l t  t o  p r e v a i l i n g  County 

I *- 
road improvement s t a n d a r d s .  The Community Survey conducted i n  

conjunc t ion  wi th  t h i s  Plan r evea l ed  t h a t  35% of t h e  r e s i d e n t s  

nor th  of Highway 37 had been r e s i d e n t s  of t h e  a r e a  f o r  f i v e  y e a r s  

of l e s s .  To t h e  sou th ,  t h e  same survey i n d i c a t e d  t h a t  25% of 

t h e  r e s i d e n t s  had l i v e d  t h e r e  f o r  f i v e  yea r s  o r  l e s s .  In  bo th  

components, s t u d e n t s  comprised but 1% of t h e  populat ion:  16% of 

t h e  n o r t h  Black P o i n t  r e s i d e n t s  were r e t i r e d ,  compared a g a i n s t  

32% i n  sou th  Black P o i n t .  D e t a i l e d  demographic informat ion can 
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be found w i t h i n  t h e  Appendix s e c t i o n  of t h i s  P l a n .  

NATURE OF THE GEOLOGIC SETTING 

The g r o s s  geo log ic  c h a r a . c t e r i s t i c s  of t h e  Black Po in t  a r e a  a r e  

a s  s h a r p l y  c o n t r a s t i n g  a s  is  t h e  appearance of t h e  dark  green 
. .  I 

h i l l s  r i s i n g  a b r u p t l y  from t h e  f l a t  gray-brown p l a i n .  I 
The h i l l s  a r e  composed of a n c i e n t  conglomerate,  a s t r o n g ,  s t a b l e  I 
rock  t y p e  made up of well-cemented sand and g r a v e l  depos i t ed  some 

* 1 
140 m i l l i o n  y e a r s  ago. 1 
I n  c o n t r a s t ,  t h e  ad j acen t  f l a t  l a n d s  a r e  u n d e r l a i n  by weak a l l u -  

v i a l  d e p o s i t s  of s o f t ,  unconso l ida ted ,  wate r - sa tura ted  c l a y ,  s i l t ,  

and v e g e t a t i v e  remains ( p e a t y  m a t e r i a l )  accumulated a s  marsh- 

l a n d s  i n  San F ranc i sco  Bay wi th in  about t h e  l a s t  t e n  thousand 

yea r s .  Although t h e  s u r f a c e  of t h i s  p l a i n  is mostly below s e a  

l e v e l  ( a s  much a s  minus 3 f e e t  i n  p l a c e s ) ,  it has  acqui red  a  

moderate ly  f i r m  c r u s t  a s  a  r e s u l t  of d ry ing  of t h e  t o p  few f e e t  

a f t e r  %he Bay wa te r s  were excluded by d i k e s  c o n s t r u c t e d  i n  t h e  

e a r l y  1900 ' s .  Samples t aken  from bore  h o l e s ,  however, i n d i c a t e  

t h a t  t h e  Bay mud beneath  t h i s  s u r f a c e  c r u s t  is st i l l  s o f t ,  p l a s t i c ,  , 

h igh ly  compress ible  m a t e r i a l .  Pea t  and pea ty  d e b r i s  is widely  

but i r r e g u l a r l y  d i s t r i b u t e d  throughout t h e  mud, and a  l a r g e  

t h i c k  l e n s  of pea t  l i e s  j u s t  under t h e  s u r f a c e  c r u s t  a  s h o r t  

d i s t a n c e  sou th  of t h e  h i l l s .  

The s o f t  Bay mud (benea th  t h e  s u r f a c e  c r u s t )  t h i c k e n s  r a p i d l y  

away from t h e  base  of t h e  h i l l s ,  r each ing  a  t h i c k n e s s  g r e a t e r  

t han  100 f e e t  a  l i t t l e  more than  h a l f  a  m i l e  sou th  of t h e  h i l l s  



T h i s  s o f t  mud r e s t s  on s i m i l a r  sediments t h a t  a r e  much o l d e r ,  

t h u s  more compact and f i rm .  

P r i o r  t o  being enclosed by d i k e s ,  t h i s  f l a t  l and  was p a r t  of 

t h e  f l ood  p l a i n  of Novato Creek and o t h e r  ad jacen t  n a t u r a l  

d ra inage  systems.  

The conglomerate bedrock of t h e  uplands  is q u i t e  s t r o n g  and 

s t a b l e ,  capable  of s t and ing  f i rm  i n  very s t e e p  c u t s .  

Weathering of t h e  conglomerate has y i e lded  a  t h i n  g r a v e l l y  s o i l  

t h a t  is a l s o  q u i t e  s t a b l e ,  being w e l l  d r a ined  and not  s u b j e c t  

t o  l a n d s l i d i n g  even on s t e e p  s l o p e s .  The s o i l  s u p p o r t s  a r a t h e r  

dense oak f o r e s t  t h a t  e f f e c t i v e l y  p r o t e c t s  i t  from s e r i o u s  ero- 

s i o n .  

However, on t h e  c h a r a c t e r i s t i c  s t e e p  s l o p e s  of t h e s e  h i l l s ,  t h e  

s o i l  is p o t e n t i a l l y  s u b j e c t  t o  r a p i d  e ros ion  when s t r i p p e d  of 

v e g e t a t i o n ,  and s c a r s  produced by e ros ion  t o  bedrock can be ex- 

pec ted  t o  remain v i s i b l e  f o r  many yea r s  o r  decades.  

The Bay mud under ly ing  t h e  p l a i n s  is much more s e n s i t i v e  t o  

e x t e r n a l  i n f l u e n c e s  t han  thecompacted o l d  rocks  of t h e  h i l l s .  

Not on ly  is t h e  s o f t  Bay mud h igh ly  compress ible ,  bu t  it w i l l  

f low l a t e r a l l y  under t h e  i n f l u e n c e  of l o c a l i z e d  p r e s s u r e s  such 

a s  l o c a l  t h i c k  f i l l s  p laced  on i t  t o o  r a p i d l y .  A l l  f i l l s  p laced  

on t h i s  m a t e r i a l  w i l l  s ubs ide ,  t h e  amount of subsidence depend- 

ing  on t h e  weight of f i l l  and t h e  c o m p r e s s i b i l i t y  of The under- 

l y i n g  mud. The subsidence of l a r g e  development f i l l s  on t h i c k  

Bay mud such a s  t h a t  near  Black Po in t  normally amounts t o  s e v e r a l  



f e e t  over  a  few decades .  S ince  t h e  c o m p r e s s i b i l i t y  of t h e  Bay 

mud is v a r i a b l e  from p l a c e  t o  p l a c e ,  and can on ly  be broadly  

e x t r a p o l a t e d  from s p a r s e  samples ob ta ined  from widely spaced 

bore  holes.,  subs idence  under l a r g e  a r e a s  of fill can aiways be  

expected t o  be  d i f f e r en t i a l - -more  i n  some p l a c e s  t han  i n  o t h e r s .  

Pea t  is by f a r  t h e  most compress ible  of t h e  components making up I 

t h e  s o f t  Bay mud. I t s  presence  unknown p r  unaccounted f o r  is 

l i k e l y  t o  r e s u l t  i n  d i f f e r e n t i a l  subs idence  and d i s r u p t i o n  of 

l a r g e  s t r u c t u r e s  b u i l t  on i t .  Its known presence  can be expected 

t o  s i g n i f i c a n t l y  i n c r e a s e  t h e  c o s t  of s i t e  p r e p a r a t i o n ,  eng ineer -  

i n g  and c o n s t r u c t i o n  of such s t r u c t u r e s .  

SEIS?I~IC ASPECTS 

The Black Poin t  a r e a  l i e s  some 18 m i l e s  e a s t  of t h e  San Andreas 

F a u l t  and wi th in  about 4 m i l e s  t o  t h e  west of t h e  Hayward F a u l t .  

Both a r e  a c t i v e  f a u l t s  t h a t  have been sou rces  of g r e a t  e a r t h -  

quakes d u r i n g  t h e  150 y e a r s  o r  s o  of our  h i s t o r i c a l  r e c o r d s ,  and 

beyond t h a t  bo th  e x h i b i t  abundant evidence of g r e a t  d i s p l a c e -  

ments f o r  many m i l l i o n s  of y e a r s .  Thus g r e a t  ea r thquakes  should 
" 

be expec ted  from them i n  t h e  f u t u r e ,  and our i n a b i l i t y  t o  p r e d i c t  

j u s t  when should not  p revent  u s  from a n t i c i p a t i n g  them i n  plan-  + 

ning and c o n s t r u c t i o n .  

An unknown f a c t o r  i n  t h i s  a r e a  is t h e  presence o f ' t h e  Burde l l  

!;fountain F a u l t .  I t  p a s s e s  s o u t h e a s t e r l y  through o r  beneath  t h e  

marshlands a  ha l f  m i l e  o r  s o  west of t h e  Black P o i n t  h i l l s ,  i ts 

t r a c e  h e r e  being concealed by t h e  young Bay mud, We have no 

d e f i n i t e  evidence whether o r  not t h i s  f a u l t  is p o t e n t i a l l y  a c t i v e ,  



bu t  t o  t h e  northwest  it is a prominent f e a t u r e  t h a t  e x h i b i t s  

topographic  evidenc-e sugges t ing  displacement i n  r e l a t i v e l y  re-  

cen t  geo log ic  t i m e .  I n  any case ,  from t h e  s t andpo in t  of s imple  

s t . a t i s t i c a 1  p r o b a b i l i t y ,  damaging ear thquakes  i n  t h i s  a r e a  a r e  

l i k e l y  t o  be  de r ived  from sudden l a r g e  displacements  on t h e  

San Andreas o r  Hayward F a u l t s .  Both p a s s  s u f f i c i e n t l y  c l o s e  

t h a t  g r e a t  ear thquakes  genera ted  on e i t h e r  of them wi th in  t h e  

North Bay Region should be expected t o  have seve re  s e i smic  

e f f e c t s  i n  t h e  Black Poin t  a r e a .  

Given r e l a t i v e l y  good b u i l d i n g  codes such a s  we have,  ear thquake 

damage t o  s t r u c t u r e s i s  in f luenced  more by t h e  n a t u r e  of t h e  

e a r t h  m a t e r i a l s  under t h e  s t r u c t u r e s  than  by proximity  t o  t h e  

f a u l t .  In  g e n e r a l ,  hard ,  w e l l  cemented rock  such a s  t h e  conglo- 

merate of t h e  Black Po in t  h i l l s  responds t o  ear thquake i n f l u e n c e s  

w i th  f a s t ,  h igh  f requency,  low amplitude v i b r a t i o n s  t h a t  might 

be cons idered  t o  mani fes t  themselves a t  t h e  s u r f a c e  a s  a s o r t  

of r i p p l i n g  motion.  Well b u i l t  wood frame s t r u c t u r e s  i n  such a 

s e t t i n g  a r e  not l i k e l y  t o  be d i s r u p t e d  o r  t o  c o l l a p s e  by shaking 

from an ear thquake.  

In  c o n t r a s t ,  unconsol idated a l l u v i a l  d e p o s i t s  such a s  t h o s e  of 

t h e  Bay marshlands can only respond wi th  r e l a t i v e l y  slow, low 

frequengy,  h igh ampli tude v i b r a t i o n s  t h a t  y i e l d  l u rch ing  ground 

motions.  Amplitudes of waves i n  such l o o s e ,  water  s a t u r a t e d  

m a t e r i a l  might be  a s  much a s  10  t imes  g r e a t e r  than t h o s e  i n  

s o l i d  rock.  Thus, s t r u c t u r e s  l o c a t e d  on t h e  s o f t  d e p o s i t s  w i l l  

be s u b j e c t e d  t o  much more p o t e n t i a l l y  d i s r u p t i v e  shaking than 
/ 
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t h o s e  on rock .  Subsidence ( s e t t l e m e n t )  r e s u l t i n g  from compac- 

t i o n  of s o f t  Bay mud under l o a d s  of man-made f i l l  should be 

expected t o  be a c c e l e r a t e d  by s t r o n g  shaking mot ions ,  and 

d i f f e r e n t i a l  subs idence  t o  be accen tua t ed .  Sewer and water  

p i p e s  i n  such ground a r e  p a r t i c u l a r l y  s u s c e p t i b l e  t o  r u p t u r e  

du r ing  g r e a t  ea r thquakes .  

IVILDLIFE 
9 

The w i l d l i f e  of Black Po in t  d i v i d e s  i t s e l f  i n t o  two zones:  Up- 

\ l a n d s  and Flood P l a i n s .  The f l o o d  p l a i n s  a r e  f u r t h e r  s e p a r a t e d  

i n t o  two a r e a s ;  i . e . ,  t h o s e  c r e a t e d  by t h e  Petaluma R i v e r ,  a  navi-  

gab le  wate rcourse ,  and t h e  f l o o d  p l a i n s  of Novato Creek. 

The Petaluma River  and surrounding marshlands have h i s t o r i c a l l y  

abounded wi th  b i r d s ,  f i s h  and game. The b i r d l i f e  is g r a d u a l l y  

d imin ish ing  due t o  encroachment upon t h e i r  n a t u r a l  b reed ing  

grounds.  Contamination of t h e  Petaluma River  combined wi th  

dredging has  s u b s t a n t i a l l y  diminished f i s h i n g  o p p o r t u n i t i e s  i n  

1 t h e  a r e a .  Noreover, water  contaminants have almost  e l imina t ed  

t h e  s t i c k l e b a c k s  and s n a i l s  which s u s t a i n e d  b i r d l i f e .  

. 
Uink, one of t h e  smal l  animals  which used t o  be p l e n t i f u l  i n  

t h e  a r e a ,  a r e  no longer  seen and even t h e  common raccoon a r e  
" 

appear ing  wi th  l e s s ' f r e q u e n c y  t h a n  i n  t h e  p a s t .  The up lands  

h i s t o r i c a l l y  were t h e  home f o r  bo th  smal l  and l a r g e  game an i -  

mals .  Urbaniza t ion  h a s ,  however, f r e q u e n t l y  reduced range 

a r e a s  and e l imina t ed  a c c e s s  t r a i l s .  A s  f u r t h e r  development 

odcurs ,  a  f u r t h e r  degrada t ion  of t h e  a r e a ' s  w i l d l i f e  can be  

expected.  



An inven to ry  of t h e  t y p e s  of b i r d s ,  animals ,  r e p t i l e s  and f i s h  

found w i t h i n  t h e  Black Po in t  Planning Area is  provided i n  t h e  

Appendix of t h i s  P l an .  

While census  informat ion is a v a i l a b l e  f o r  t h e  Black Po in t  Plan- - 
1. 

ning Area, t h e  conduct of a community survey which p o l l e d  bo th  

4 r e s i d e n t s  and non- res iden ts  p r o p e r t y  owners has  provided an 

e x c e l l e n t  p r o f i l e  f o r  t h e  a r ea .  

H igh l igh t s  of t h a t  survey a r e  a s  fo l lows :  

1. The rur .a l  atmosphere of Black Po in t  was t h e  major reason 

f o r  purchasing p r o p e r t y  i n  Black P o i n t .  

2 .  S i x t y  f o u r  percen t  (64%) of t h e  f a m i l i e s  p o l l e d  have r e -  

s i d e d . i n  Black Poin t  more than  s i x  ( 6 )  y e a r s .  

3 .  S i x t y  t h r e e  percen t  (63%) of a l l  f a m i l i e s  p o l l e d  had a  

t o t a l  income of $20,000.00 o r  l e s s ,  whi le  37% of a l l  f a m i l i e s  

had a  combined annual  income exceeding $20,000.00. 

4 .  A m a j o r i t y  of a l l  employed r e s i d e n t s  work i n  Marin County 

I 5 .  The maintenance of p o u l t r y  and l i v e s t o c k  is common t o  t h e  
% 

I a r e a  w i th  p o u l t r y  outnumbering dogs (189 v e r s u s  148) wi th  

a  h igh  inc idence 'o f  ho r se s  (42 )  and c a t t l e  ( 2 8 ) .  

6 .  Most household shopping occurs  i n  Novato (63%) .  

7 .  The m a j o r i t y  of r e s i d e n t s  and absen tee  p r o p e r t y  owners (88%) 

have expressed a  p re fe rence  f o r  s i n g l e  fami ly  r e s i d e n t i a l  

development. 

8 .  E igh ty  one percen t  (81%) of a l l  p o l l e d  expressed a  p r e f e r -  

ence f o r  main ta in ing  t h e  r u r a l  c h a r a c t e r  of t h e  a r e a .  



9 .  S i x t y  f o u r  percen t  (64%) of a l l  p o l l e d  expressed  p r e f e r e n c e  

f o r  main ta in ing  t h e  Bay p l a i n  i n  a g r i c u l t u r a l  u s e s ,  bu t  

10% of t hose  p o l l e d  expressed  a  p r e f e r e n c e  f o r  r e s i d e n t i a l  

u se s  and 7% expressed a  p re fe rence  f o r  commerc i a l / i ddus t r i a l  

development. 

10.  The most p r e f e r r e d  community improvement f o r  p r e s e n t  r e s i -  q 

d e n t s  (66%) is open space  a r e a  p r e s e r v a t i o n ;  t h e  lowest  
ri 

p r i o r i t y  (14%) is t h e  es tab l i shment  of a  community house.  

11. Ninety one pe rcen t  (91%) of a l l  r e s i d e n t s  and p rope r ty  

owners expressed oppos i t i on  t o  t h e  concept of annexat ion 

t o  t h e  C i t y  of Novato. 

12 .  Almost a  q u a r t e r  ( 2 3 % )  of t h e  t o t a l  number of household 

heads a r e  r e t i r e d .  

13.  Pre-school and schoo l  age c h i l d r e n  r e p r e s e n t  19% of t h e  

t o t a l  popula t ion  of t h e  Planning Area compared wi th  a  

f a c t o r  of 33% f o r  r e s i d e n t s  51  yea r s  of age o r  o l d e r  

The complete c o n t e n t s  of t h e  Community Survey t o g e t h e r  wi th  an 

e x t r a c t  of t h e  Novato S p e c i a l  Census conducted i n  1974 which 

covered t h e  Black Po in t  a r e a  can be found wi th in  t h e  Appendix h 

t o  t h i s  P l an .  
T 

CURRENT L4ND USE 

1. A g r i c u l t u r a l  - Approximately 80% of t h e  Black Po in t  Planning 

Area is zoned f o r  l i m i t e d  a g r i c u l t u r a l  and r e s i d e n t i a l  u s e s  

i n  two i d e n t i f i a b l e  a r e a s  - t h e  r o l l i n g  h i l l s i d e s  ex tending  

upwards and e a s t e r l y  of Ather ton Avenue and t h e  f l a t l a n d  
- 

Bay p l a i n s  l o c a t e d  w e s t e r l y  of Atherton Avenue. The former 



a r e a  has  been exper ienc ing  s u b s t a n t i a l  r e s i d e n t i a l  develop- 

ment, and a g r i c u l t u r a l  u s e s  a r e  t h e r e f o r e  g e n e r a l l y  l i m i t e d  

t o  t h e  maintenance of l i v e s t o c k  ( h o r s e s )  and sma l l  garden 

p l o t s .  The Bay p l a i n  is used f o r  hay c rops  and g raz ing  f o r  

sma l l  herds  of l i v e s t o c k .  Except f o r  a  p r i v a t e  s t a b l e ,  no 

commercial o p e r a t i o n s  e x i s t  except  f o r  a  few dog kennels  

w i th in  t h e  l i m i t s  allowed under t h e  a g r i c u l t u r a l  l and  use  

r e g u l a t i o n s .  

2 .  R e s i d e n t i a l  - A t  t h e  p r e s e n t  t ime ,  t h e r e  a r e  approximately 

297s ing le  family  dwel l ing u n i t s  l o c a t e d  iwth in  t h e  Planning 

Area. Of  t h i s  t o t a l ,  200 u n i t s  a r e  l o c a t e d  i n  t h e  n o r t h e r l y  

component of t h e  Planning Area, i . e . ,  no r th  of S t a t e  Highway 37, 

whi le  t h e  balance a r e  l o c a t e d  i n  t h e  more t r a d i t i o n a l  Black 

Po in t  a r e a  sou th  of Highway 37 .  A more d e t a i l e d  d e s c r i p t i o n  

of t h e s e  two a r e a  w i l l  be  found i n  subsequent s e c t i o n s  o f  

t h i s  P l an .  

3 .  Commercial - The t o t a l  commercial development i n  t h e  a r e a  

c o n s i s t s  of a  "Mom and Pop" type  grocery s t o r e .  The community 

survey conducted p r i o r  t o  t h e  development of t h i s  Plan i n d i -  

c a t e d  t h a t  r e s i d e n t s  of t h e  a r e a  had l i t t l e  i n t e r e s t  i n  

f u r t h e r  commercial development. 

4 .  I n d u s t r i a l  - There a r e  two l i g h t  i n d u s t r i a l  bus ines ses  oper- 

a t i n g  i n  Black P o i n t .  They a r e  l o c a t e d  ad jacen t  t o  t h e  

Southern P a c i f i c  r a i l r o a d  and have an o f f  load ing  s i d i n g .  

They occupy approximately f i v e  of t h e  a v a i l a b l e  t e n  a c r e s ,  

s o  f u r t h e r  expansion is l i m i t e d .  



5 .  R e c r e a t i o n a l  - There a r e  only  two r e c r e a t i o n a l  f a c i l i t i e s  
. .  . 

i n  Black P o i n t .  One is  a  p r i v a t e l y  owned s t a b l e ;  t h e  o t h e r  

is a  p u b l i c  boat  ramp l o c a t e d  on t h e  Petaluma R ive r .  T h i s  

s i n g l e  dock f a c i l i t y  is scheduled f o r  expansion t o  two docks 

i n  t h e  nea r  f u t u r e .  There a r e  no e q u e s t r i a n  t r a i l s  a t  t h e  

p r e s e n t  t ime ,  s o  r i d i n g  is l i m i t e d  t o  p r i v a t e  l a n d s  and ' 
p u b l i c  roads .  

Open Space - U n t i l  r e c e n t l y ,  t h e r e  have been no p u b l i c l y  

owned open space  a r e a s  pe r  s e  w i th in  t h e  Black Po in t  Planning 

Area,  except  f o r  t h e  Petaluma River  which forms t h e  e a s t e r l y  

l i m i t s  of t h e  P lanning  Area, s e v e r a l  sma l l  p a r c e l s  used by 

t h e  Novato F i r e  P r o t e c t i o n  D i s t r i c t  a r e  used f o r  a  f i r e  

t r a i n i n g  s t a t i o n ,  and a  s i t e  a long t h e  Petaluma River  

mainta ined by t h e  County of Yarin a s  a  p u b l i c  boat  ramp. 

Fu tu re  and planned p u b l i c  open space  a r e a s  w i l l  be d i scus sed  

i n  a  subsequent  s e c t i o n  of t h i s  P l an .  
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1. '. NORTH BLACK PQINT : 

A s  n o t e d  e a r l i e r ,  t h e  a r e a  n o r t h  o f  S t a t e  Highway 37 con- 

sists o f  two d e f i n a b l e  g e o g r a p h i c a l  a r e a s .  To t h e  east of  A t h e r t o n  

Avenue, t h e  a r e a  c o n s i s t s  of  upland.  r i d g e  l a n d s ,  , d e s c e n d i n g  'down- 

ward t o  t h e  P e t a l u n a  R i v e r .  To t h e  w e s t  of  A t h e r t o n  Avenue, 

t h e  l a n d  a r e a  is g e n e r a l l y  d e f i n e d  a s  a  Bay p l a i n  s u b j e c t  t o  

o c c a s i o n a l  i n u n d a t i o n  e x c e p t  f o r  its n o r t h e r l y  component which - 

p r e s e n t s  s i m i l a r  t o p o g r a p h i c a l  f e a t u r e s  a s  t h o s e  e a s t e r l y  of  

A t h e r t o n  Avenue. The t o t a l  l a n d  a r e a  w i t h i n  t h e  e n t i r e  n o r t h e r -  

l y  component o f  t h e  P l a n n i n g  Area c o m p r i s e s  some 907 a c r e s .  

S o i l s  t y p e s  and c o n d i t i o n s  w i t h i n  t h e  a r e a  a r e  d e s c r i b e d  

a s  f o l l o w s :  Within t h e  Bay p l a i n  a r e a  t h e  s o i l s  a r e  g e n e r a l l y  

Bay mud. S o i l  c o n d i t i o n s  e a s t  of  A t h e r t o n  Avenue and  "H" Lane 

c o n s i s t  o f  Novato cong lomera te .  Between "H" Lane and A t h e r t o n ,  

t h e  s o i l s  a r e  more mixed and c o n t a i n  a r e a s  o f  v o l c a n i c  r o c k ,  

s e d i m e n t a r y  r o c k  o f  t h e  F r a n c i s c a n  f o r m a t i o n ,  and small amounts 

o f  c l a y e y ,  sandy si l ts .  

Domest ic  w a t e r  s u p p l y  t o  t h i s  e n t i r e  a r e a  is p r o v i d e d  by 

t h e  Nor th  Marin County Water D i s t r i c t ;  s a n i t a t i o n  d i s p o s a l  is  

p r o v i d e d  t h r o u g h  t h e  u s e  o f  o n - s i t e  ( s e p t i c  t a n k )  was te  d i s p o s a l  

s y s t e m s .  

I n  1 9 7 3 ,  t h e  Marin County Board of  S u p e r v i s o r s  adop ted  

t h e  Marin Countywide P l a n .  The Land Use e lement  of  t h a t  document 

p l a c e d  t h e  a r e a  e a s t  o f  A t h e r t o n  Avenue w i t h i n  t h e  Ridge and 



Upland G r e e n b e l t  d e s i g n a t i o n ,  w h i l e  t h e  l a n d s  west of  A t h e r t o n  

Avenue were g e n e r a l l y  d e s i g n a t e d  a s  a  C o n s e r v a t i o n  S a f e t y  Zone, 

r e c o g n i z i n g  t h e  Bay p l a i n  c o n d i t i o n s .  Subsequen t  t o  t h e  a d o p t i o n  

o f  t h e  Countywide P l a n ,  t he .  Marin County p l a n n i n g  Department  com- 

menced compl i ance  r e z o n i n g  measures  a s  r e q u i r e d  by S t a t e  l a w .  

The g e n e r a l  zon ing  c a t e g o r y  a p p l i e d  t o  a r e a s  d e s i g n a t e d  Ridge  

and Upland G r e e n b e l t  p r o v i d e d  f o r  a  r e s i d e n t i a l  d e n s i t y  o f  one  

( 1 )  d w e l l i n g  u n i t  p e r  t e n  ( 1 0 )  a c r e s .  The County Board o f  

S u p e r v i s o r s  when a d o p t i n g  s u c h  zon ing  t h r o u g h o u t  t h e  County (some 

12 ,500  a c r e s ) ,  i n d i c a t e d  t h a t  t h i s  b a s e  d e n s i t y  c o u l d  be  a d j u s t e d  

e i t h e r  upwards o r  downwards depend ing  upon t h e  f i n d i n g s  a c h i e v e d  

t h r o u g h  e n v i r o n m e n t a l  a s s e s s m e n t s  f o r  i n d i v i d u a l  p a r c e l s  which 

would r e v e a l  s i t e  c a p a b i l i t i e s  and c o n s t r a i n t s .  

Implemen ta t ion  of  t h e  Bidge and  Upland G r e e n b e l t  zon ing  

p o l i c i e s  was n e v e r  accompli .shed,  however .  I n s t e a d ,  t h e  Marin 

County P l a n n i n g  Commission anLf Board o f  S u p e r v i s o r s  r e sponded  t o  

l o c a l  o p i n i o n  which s t r o n g l y  u rged  t h a t ,  b e c a u s e  o f  t h e  l i m i t e d  

o p p o r t u n i t i e s  t o  deve lop  t h e  n e a r b y  Bay p l a i n  due t o  n a t u r a l  

c o n s t r a i n t  f a c t o r s ,  more i n t e n s i v e  development  s h o u l d  b e  a u t h o r i z e d  

a l o n g  t h e  more s t a b l e  h i l l s i d e s  g e n e r a l l y  e a s t  o f  A t h e r t o n  Avenue. 

I t  was a rgued  t h a t  a  g r e a t l y  r e d u c e d  l e v e l  of  development  on t h e  

Bay p l a i n  would p r o v i d e  a compensa tory  b a l a n c e .  T h i s  c o m p e l l i n g  

argument prompted an amendment t o  t h e  Marin Countywide P l a n .  The 

Ridge  and  Upland G r e e n b e l t  d e s i g n a t i o n  was d e l e t e d  and t h e  a r e a  

was t h e r e u p o n  d e s i g n a t e d  "Developable  Area . "  Subsequen t  t o  t h a t  

a c t i o n ,  t h e  l a n d  a r e a  g e n e r a l l y  e a s t  o f  d t h e r t o n  Avenue was 



p l a c e d  i n  a n  I n t e r i m  Zoning d i s t r i c t  pend ing  d e t e r m i n a t i o n  o f  a  

more permanent  z o n i n g  c l a s s i f i c a t i o n  

While  r e d e s i g n a t i o n  of  t h e  h i l l  and  canyon a r e a  from Ridge. 

and Upland G r e e n b e l t  t o  d e v e l o p a b l e  Area i m p l i e d  t h a t  t h e  W e s t e r l y  

Bay p l a i n s  s h o u l d  a l s o  b e  r e c l a s s i f i e d  t o  a  zon ing  c a t e g o r y  

which would r e d u c e  t h e  development  p o t e n t i a l  o f  t h e  Bay p l a i n ,  

s u c h  an a c t i o n  was n e v e r  u n d e r t a k e n  by t h e  County ,  a n d  o f f i c i a l  

r e c o r d s  p r o v i d e  no f a c t u a l  e v i d e n c e  t o  s u p p o r t  t h e  i n t e n t  o f  a  

lower  d e n s i t y  on t h e  Bay p l a i n s .  The p o l i c y  t h a t .  t h e  Bay p l a i n s  

r a t h e r  t h a n  t h e  r i d g e l a n d s  s h o u l d  p r o v i d e  a  community s e p a r a t o r  

f u n c t i o n  is set f o r t h  i n  t h i s  community p l a n .  

The Marin Countywide P l a n  a l s o  r e c o g n i z e d  t h e  B lack  P o i n t  

a r e a  a s  a u n i q u e  v i l l a g e  which would r e q u i r e  a  more d e t a i l e d  

p l a n n i n g  e f f o r t  t h a n  c o u l d  be  accompl i shed  t h r o u g h  t h e  Countywide 

P l a n .  Towards t h a t  e n d ,  t h e  Countywide P l a n  advanced  t h e  concep t  

o f  d e t a i l e d  community p l a n s  which would f o c u s  a t t e n t i o n  on i s s u e s  

o f  l o c a l  s i g n i f i c a n c e .  E f f o r t s  t o  p u r s u e  s u c h  a  community p l a n  

f o r  t h e  B lack  P o i n t  a r e a  p r o c e e d e d  on an "on a g a i n ,  o f f  a g a i n "  

b a s i s .  Due t o  b o t h  b u d g e t a r y  and s t a f f i n g  c o n s t r a i n t s ,  t h e  l o n g  

d e s i r e d  community p l a n  f a i l e d  t o  m a t e r i a l i z e ,  d e s p i t e  t h e  e f f o r t s  

o f  a  l o c a l  c i t i z e n s '  commit tee  - t h e  B lack  P o i n t  P l a n n i n g  Group. 

A s  t h e  I n t e r i m  Zoning  measu res  a p p l i e d  t o  t h e  h i l l  

and canyon a r e a s  c a r r i e d  a  s t a t u t o r y  l i f e  s p a n ,  i t  became n e c e s -  

s a r y  t o  p u r s u e  permanent  z o n i n g  f o r  t h e  a r e a ,  a l b e i t  i n  t h e  



absence  o f  an  a d o p t e d  community p l a n .  I t  was w i t h i n  t h i s  f rame- 

work t h a t  t h e  p r e s e n t  z o n i n g  d e s i g n a t i o n  o f  A-2:B-3.5 - S.C .  

No. 2 was g e n e r a t e d .  T h i s  z o n i n g  d i s t r i c t  p r o v i d e s  f o r  s i n g l e  

f ami ly .  r e s i d e n t i a l  development  on p a r c e l s  r a n g i n g ' f r o m  a  h i g h  

d e n s i t y  o f  30 ,000  s q u a r e  f e e t  o f  l a n d  a r e a  f o r  l e v e l  ground 

c o n d i t i o n  t o  a low d e n s i t y  of  two ( 2 )  acres where s l o p i n g  h i l l  
\ 

s i d e  c o n d i t i o n s  p r e v a i l .  A s  t h i s  d i s t r i c t  is a g r i c u l t u r a l l y  

b a s e d ,  t h e  ma in tenance  o f  l i v e s t o c k  is p e r m i t t e d ;  h o r s e s  and 

v a r i o u s  fowl  s p e c i e s  a r e  commonplace. 

S i n c e  t h e  a d o p t i o n  of  t h a t  zon ing  d e s i g n a t i o n  f o r  t h e  l a n d s  

l o c a t e d  on  t h e  e a s t e r l y  s i d e  o f  A t h e r t o n  Avenue, v a r i o u s  d e v e l -  

opment p l a n s  have  been  advanced.  I n  t h e  main ,  most development  

p r o p o s a l s  have been l i m i t e d  t o  l a n d  d i v i s i o n s  of  two,  t h r e e  and 

f o u r  p a r c e l s .  .A l i m i t e d  number of  s u b d i v i s i o n s ,  i . e . ,  develop-  

ments  o f  f i v e  o r  more p a r c e l s ,  have  been s u b m i t t e d  t o  t h e  County 

f o r  development  a p p r o v a l .  The two most s i g n i f i c a n t  p r o p o s a l s  . 

i n  t h i s  c a t e g o r y  have been t h e  Lockton Lane S u b d i v i s i o n  ( 1 3  

home s i t e s ) ,  and  t h e  A t h e r t o n  Oaks S u b d i v i s i o n  ( 3 3  home s i t e s  

p r o p o s e d ) .  While t h e  fo rmer  p r o p o s a l  h a s  s e c u r e d  a l l  l o c a l  

a p p r o v a l s  r e q u i r e d ,  t h e  l a t t e r  is  pend ing  a p p r o v a l  a s  of  September 

1978. 

One o f  t h e  p r imary  r e a s o n s  f o r  t h e  30 ,000  s q u a r e  f o o t  t o  

two a c r e  minimum p a r c e l  a r e a  zon ing  r e q u i r e m e n t s  f o r  t h i s  a r e a  

was t h e  t e s t i m o n y  of Mr. ' r l i l l i am Desmond, Marin County Env i ron-  

m e n t a l  H e a l t h  D i r e c t o r ,  who s t a t e d  a t  v a r i o u s  p u b l i c . h e a r i n g s  



t h a t  t h i s  l o t  s i z e  was t h e  minimum f o r  t h e  a r e a  t o  p r o p e r l y  

a c c e p t  f u r t h e r  o n - s i t e  w a s t e  d i s p o s a l  s y s t e m s .  I n  l a t e r  i n t e r -  

v i e w s ,  M r .  Desmond i n d i c a t e d  t h a t  h i s  o p i n i o n  was l i m i t e d  t o  

i n d i v i d u a l  s i t e  c a p a b i l i t i e s  b a s e d  upon s o i l s  and ground w a t e r  ' 

c o n d i t i o n s .  E a r l y  i n  1 9 7 8 ,  t h e  R e g i o n a l  Water Q u a l i t y  C o n t r o l  

Board e x p r e s s e d  c o n c e r n  t h a t  t h e  c o n t i n u e d  u s e  of s e p t i c  t a n k s  

w i t h i n  t h e  B lack  P o i n t  P l a n n i n g  A r e a ,  p a r t i c u l a r l y  t h e  o l d  

" G r i d i r o n "  a r e a  s o u t h  of  S t a t e  Highway 3 7 ,  c o u l d  u l t i m a t e l y  

p roduce  a n  a d v e r s e  c u m u l a t i v e  impact  on b o t h  ground w a t e r  s y s t e m s  

and t h e  nea rby  Pe ta luma  R i v e r ,  i . e . ,  w a s t e w a t e r  f rom s e p t i c  
I 

t a n k s  s y s t e m s  might  l e a c h  beyond p r o p e r t y  l i n e  l i m i t s  upon which 

s u c h  s e p t i c  t a n k s  s y s t e m s  were  s i t u a t e d .  

I n  r e s p o n s e  t o  t h e  c o n c e r n s  of  t h e  R e g i o n a l  Water  Q u a l i t y  

C o n t r o l  Board ,  t h e  Marin County Board of  S u p e r v i s o r s  a u t h o r i z e d  

t h e  conduc t  o f  a  c u m u l a t i v e  impact  s t u d y  r e g a r d i n g  o n - s i t e  w a s t e  

d i s p o s a l  s y s t e m s  w i t h i n  t h e  Black  P o i n t  a r e a  w i t h  s p e c i f i c .  

emphas is  on t h e  a r e a  s o u t h  o f  S t a t e  Highway 3 7 .  The a r e a  n o r t h  

o f  S t a t e  Highway 37  was t o  be  g i v e n  less i n t e n s i v e  a n a l y s i s ,  b u t  

~ t h e  r e s u l t s  of  t h e  s t u d y  c o u l d  have  i m p l i c a t i o n s  on f u t u r e  r e s i -  

~. d e n t i a l  d e n s i t y  r e q u i r e m e n t s  f o r  t h e  l a n d s  l o c a t e d  e a s t e r l y  of  

A t h e r t o n  Avenue. Assuming t h a t  s e p t i c  t a n k s  can  c o n t i n u e  t o  be  

i n s t a l l e d  on p a r c e l s  c r e a t e d  w i t h i n  t h e  r a n g e  of  e x i s t i n g  l a n d  

I u s e  d e n s i t y  l i m i t a t i o n s ,  t h e  bfarin County P l a n n i n g  Department  

h a s  p r o j e c t e d  t h a t  t h e  e x i s t i n g  number o f  d w e l l i n g  u n i t s  n o r t h  

of  Highway 37 w i l l  i n c r e a s e  from 199 t o  a  maximum b u i l d o u t  o f  

583 t o  602 d w e l l i n g  u n i t s .  !{faking a l l o w a n c e s  f o r  s t r e e t  r i g h t s  
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of way and easements,  t h e  a r e a  demonstra tes  a  p o t e n t i a l  o f  some 

331 t o  342 new dwel l ing u n i t s ,  o r  an i n c r e a s e  of some one hundred 

and seven ty  two pe rcen t  (172%).  Moreover, t h i s  p r o j e c t i o n  assumes 

t h a t  t h e  Bay p l a i n  a r e a  a s  we l l  a s  t h e  low l ands  a b u t t i n g  t h e  

Petaluma River  o f f e r s  n e g l i g i b l e  development p o t e n t i a l .  

The p a t t e r n  of development which has  occur red  i n  t h e  a r e a  

n o r t h  of S t a t e  Highway 37 i n  r e c e n t  y e a r s  has been t y p i f i e d  by 

i n d i v i d u a l  r e s i d e n t i a l  l o t s  f r e q u e n t l y  l o c a t e d  a long p r i v a t e l y  

mainta ined s t r e e t s  (des igned  and cons t ruc t ed  t p  County s t a n d a r d s  

and s p e c i f i c a t i o n s )  ex tending  a long t h e  v a r i o u s  topographic  s p u r s  

o f f  t h e  main nor th-south  r i d g e  l i n e ,  Appl icable  County roadway 

improvement s t a n d a r d s  f o r  such developments w i th in  t h e  range of 

d e n s i t i e s  c u r r e n t l y  a p p l i c a b l e  do not  r e q u i r e  any type  of pedes- 

t r i a n  ways o r  s idewalks .  Homes c o n s t r u c t e d  w i t h i n  such develop- 

men t s  a r e  g e n e r a l l y  custom designed f o r  owner occupancy o r  f o r  

p o t e n t i a l  owner occupancy. Review of b u i l d i n g  permit  va lues  f o r  

such new c o n s t r u c t i o n  a s  we l l  a s  review of r e a l  e s t a t e  l i s t i n g s  

f o r  such  new homes i n d i c a t e s  a  p r e v a i l i n g  market p r i c e  range of 

$110,000 upwards. The r e s u l t i n g  socio-economic p a t t e r n  w i th in  

t h i s  a r e a  is c l e a r l y  of an upper-middle c l a s s  income l e v e l .  I n  

t h e  absence of .  any p u b l i c l y  he ld  open space  o r  park  a r e a s  f o r  

a c t i v e  r e c r e a t i o n a l  p u r s u i t s ,  f i e l d  i n v e s t i g a t i o n  of t h e  a r e a  

has  c l e a r l y  i n d i c a t e d  t h a t  t h e  s t r e e t s  w i th in  t h e  a r e a  have be- 

come t h e  p l a y f i e l d  resource  f o r  c h i l d r e n  who r e s i d e  mi th in  t he  

community. 



The 1975 community survey conducted a s  p a r t  of t h e  community 

planning process  i n d i c a t e d  t h a t  t h e  then  r e s i d e n t s  and p rope r ty  

owners d e s i r e d  a  s i n g l e  fami ly  de tached ,  r u r a l  r e s i d e n t i a l /  

a g r i c u l t u r a l  development t o  occur  :in t h e  f u t u r e .  However, t h e  

broad na tu re  of t h e  survey  c r e a t e s  some d i f f i c u l t y  i n  e s t a b l i s h -  

i ng  t h e  d i f f e r e n c e  between " r u r a l c f  and "suburban" development. 

When t h i s  Plan was o r i g i n a l l y  taken t o  p u b l i c  hea r ing  be fo re  t h e  

Marin County Planning Commission i n  l a t e  1977, i t  became inc reas -  

i n g l y  apparent  t h a t  i n d i v i d u a l s  d i f f e r e d  i n  t h e i r  r e s p e c t i v e  

p o s i t i o n s  of what c o n s t i t u t e s  "suburban" ve r sus  " r u r a l "  develop- 

ment. To some i n d i v i d u a l s ,  t h e  p r e s e n t  range of r e s i d e n t i a l  

d e n s i t i e s ,  i . e . ,  30,000 square  f e e t  t o  two a c r e s ,  r e p r e s e n t e d  

r u r a l  development. A l t e r n a t i v e l y ,  o t h e r  vo ices  were heard which 

suggested t h a t  t h e  minimum p a r c e l  a r e a  requirements  f o r  t h e  area 

n o r t h  of S t a t e  Highway 37 should  be i nc reased  t o  not  l e s s  t han  

f i v e  a c r e s  i n  a r e a .  Such d ive rg ing  a t t i t u d e s  and ph i lo soph ie s  

t end  t o  be reduced t o  an "eyes of t h e  behblder"  judgment except  

a s  fo l lows :  The g r e a t e r  t h e  minimum p a r c e l  a r e a  r e q u i r e d ,  t h e  

g r e a t e r  t h e  i n c r e a s e  i n  va lue  of improvements, and t h e  l e s s  t h e  

need f o r  an urban l e v e l  of s e r v i c e s .  

A s  noted e a r l i e r ,  contemporary land  use  d e c i s i o n s  w i th in  t h e  

Black Po in t  a r e a ,  p a r t i c u l a r l y  i n  r ega rd  t o  r e s i d e n t i a l  d e n s i t i e s ,  

have been s u b s t a n t i a l l y  p r e d i c a t e d  upon minimal p a r c e l  a r e a  r e -  

quirements  t o  s a t i s f y  h e a l t h  ( s e p t i c  t a n k s )  s t a n d a r d s .  Accord- 

i n g l y ,  c u r r e n t  land use r e g u l a t i o n s  permit  a  range of r e s i d e n t i a l  

d e n s i t i e s  commencing a t  a  minimum l e v e l  of 30,000 square  f e e t  

extending upwards.to two ( 2 )  a c r e s .  The p re sen t  r e g u l a t i o n s  



a f f o r d  no o p p o r t u n i t i e s  f o r  c l u s t e r e d  t y p e s ' o f  development  b u t  

i n s t e a d  r e q u i r e  s t a n d a r d  l o t t i n g  p r a c t i c e s  b a s e d  upon s l o p e  

c o n d i t i o n s .  O p p o r t u n i t i e s  t o  g e n e r a t e  and  m a i n t a i n  open s p a c e  

a r e a s  f o r  a c t i v e  o r  p a s s i v e  r e c r e a t i o n a l  p u r s u i t s  have  been  

f o r e c l o s e d  by t h i s  t y p e  o f  development .  I n  t h e  absence  o f  any 

p r e s e r v e d  open a r e a s ,  e x c e p t i n g  p r i v a t e l y  h e l d  l a n d s  s t i l l  pend- 

i n g  deve lopment ,  r e c r e a t i o n a l  a c t i v i t i e s  o c c u r  ma in ly  on t h e  

streets w i t h i n  t h e  a r e a .  Use o f  t h e  s treets  f o r  r e c r e a t i o n a l  

a c t i v i t i e s  r a n g e s  between s o f t b a l l  t o  h o r s e b a c k  r i d i n g .  

R i s i n g  t o  an e l e v a t i o n  o f  200 f e e t  t o  t h e  west o f  t h e  B lack  

P o i n t  P l a n n i n g  Area and s i t u a t e d  i n  t h e  m i d s t  o f  t h e  Xovato Bay 

P l a i n  is Deer I s l a n d .  T h i s  u n u s u a l  l a n d  form c r e a t e s  a  un ique  

v i s u a l  b r e a k  i n  t h i s  o t h e r w i s e  lowland  a r e a  f o r  b o t h  m o t o r i s t s  

who t r a v e l  on n e a r b y  Highway 37 a s  w e l l  a s  h i l l s i d e  r e s i d e n t s  of  

t h e  Black  P o i n t  a r e a  t o  t h e  e a s t .  I n  r e c e n t  y e a r s ,  b o t h  t h e  

Coun ty  of  Marin and t h e  C i t y  o f  Novato have endeavored  t o  s e e k  

f u n d i n g  f o r  p u b l i c  a c q u i s i t i o n  of  Deer I s l a n d ,  which have  now 

been o b t a i n e d .  Al though beyond t h e  l i m i t s  of  t h e  Black  P o i n t  

P l a n n i n g  Area ,  t h e  v i s u a l  impor tance  o f  Deer I s l a n d  f rom v a r i o a s  

p a r t s  o f  t h e  P l a n n i n g  Area h a s  prompted  c o n t i n u e d  i n t e r e s t  and  

s u p p o r t  f o r  i ts  a c q u i s i t i o n .  



.. 
3 .  THE NOVATO BAY PLAIN: 

The Novato Bay P l a i n ,  e x t e n d i n g  t o  t h e  west  of t h e  major  

r e s i d e n t i a l  component of t h e  n o r t h e r l y  p o r t i o n  o f  t h e  P l ann ing  

Area,  p r o v i d e s  a  v a r i e d  number of p l a n n i n g  c o n s i d e r a t i o n s .  The 

broad  and e x t e n s i v e  s c e n i c  v i s t a s  which t h i s  a r e a  p r o v i d e s  - un- 
* 

i n t e r r u p t e d  by e l emen t s  of  u r b a n i z a t i o n  - are impor t an t  f o r  

m o t o r i s t s  t r a v e l l i n g  S t a t e  Highway 37.  The s e r e n i t y  of t h i s  

a r e a ,  t o g e t h e r  w i t h  t h e  v e g e t a t e d  and h i l l y  v i s t a s  o f  B lack  P o i n t  

r i s i n g  t o  t h e  east and t h e  subsequent  d e s c e n t  ove r  t h e  Peta luma 

R i v e r ,  undoubtedly  prompted t h e  C i t y  of Novato t o  d e s i g n a t e  t h i s  

r o u t e  a s  a  s c e n i c  c o r r i d o r .  Equa l ly  impor t an t  is t h i s  u n s p o i l e d  

v i s t a  t o  t h e  r e s i d e n t s  of Black P o i n t  n o r t h  of Highway 37  whose 

homes l o o k  downward a c r o s s  t h e  Bay P l a i n .  

C r i t i c a l  t o  any p o t e n t i a l  development of t h e  Bay P l a i n  a r e a  

is t h e  f a c t  t h a t  t h i s  a r e a  is s u b j e c t  t o  o c c a s i o n a l  f l o o d i n g  and 

i n u n d a t i o n ;  moreover ,  a s  a  bay p l a i n ,  t h e  a r e a  i s  o v e r l a i n  w i t h  

Bay mud. In  t h e  even t  of  any s e i s m i c  a c t i v i t i e s  ( t h e  B u r d e l l  

f a u l t  b e i n g  n e a r b y ) ,  t h e  Novato Bay P l a i n  cou ld  e x p e r i e n c e  l i q u e -  

f a c t i o n  and /o r  d i f f e r e n t i a l  s e t t l e m e n t .  Any improvements developed 

a t o p  t h e  Bay mud c o u l d ,  t h e r e f o r e ,  be  j e o p a r d i z e d ,  and human 

s a f e t y  cannot  be r e l i a b l y  p r e d i c t e d  w i t h i n  t h i s  s e n s i t i v e  a r e a .  

However, t h e  Bay P l a i n  a r e a  can c o n t i n u e  t o  c o n t r i b u t e  impor t an t -  

l y  t o  t h e  a g r i c u l t u r a l  r e s o u r c e  of Marin County,  e s p e c i a l l y  f o r  

t h e  growing o f  g r a i n  and s i l a g e  c r o p s .  



4 .  SOUTH BLACK POINT 

The h i l l  and  canyon a r e a  l o c a t e d  immedia te ly  s o u t h  of  

Highway 37  and  west o f  t h e  Pe ta luma R i v e r  Bay P l a i n  is g e n e r a l -  

l y  known a s  Old  B lack  P o i n t .  I t  was w i t h i n  t h i s  a r e a  t h a t  t h e  

community e x p e r i e n c e d  its f i r s t  r e s i d e n t i a l  de-jelopment many 

d e c a d e s  ago .  The ma jo r  p o r t i o n  of  t h e  a r e a  is u p l a n d s ,  w i t h  

s o i l s  c o n f i g u r a t i o n s  s i m i l a r  t o  t h o s e  found i n  th'e n o r t h e r l y  

component o f  t h e  P l a n n i n g  Area. With l imi ted  e x c e p t i o n s ,  t h e  

a r e a  is used  p r i n c i p a l l y  f o r  s i n g l e  f a m i l y  r e s i d e n t i a l  and  
.:. 

l i m i t e d  water o r i e n t e d  r e c r e a t i o n a l  p u r p o s e s .  S o u t h ' B l a c k  P o i n t  

is more p a r t i c u l a r l y  d e s c r i b e d  as f o l l o w s :  

5 .  The G r i d i r o n :  

The s e c t i o n  known a s  t h e  G r i d i r o n  is l o c a t e d  i n  t h e  s o u t h e r n  

p o r t i o n  o f  t h e  h i l l s  of  s o u t h  B lack  P o i n t  and e x t e n d s  i n t o  t h e  

l o w l a n d s  below t h e  h i l l s .  I t  w a s  c r e t a e d  a s  a s u b d i v i s i o n  i n  

1905.  The l o t s  a s  s u b d i v i d e d  measured 25 f e e t  i n  widzh by 

100 f e e t  i n  d e p t h .  Access t o  t h e  l o t s  was t o  b e  p r o v i d e d  v i a  

25-foot  wide r igh t -o f -way  roadways .  The G r i d i r o n  is  a "paper"  

s u b d i v i s i o n  which t o o k  no c o g n i z a n c e  of  e i t h e r  s t e e p n e s s  o f  

t e r r a i n  ( r a n g i n g  beyond 40 p e r c e n t  s l o p e  i n  many i n s t a n c e s )  n o r  

t h e  lowland  f l o o d p l a i n s .  Encompassing a p p r o x i m a t e l y  200 a c r e s ,  

t h e r e  e x i s t  a p p r o x i m a t e l y  300 s e p a r a t e  ownersh ips  and f ewer  

t h a n  100 homes. Most of  t h e  h i l l  l a n d s  a r e  composed of Novazo 

Conglomera te  w h i l e  t h e  f l o o d p l a i n  i s  u n d e r l a i n  w i t h  Bay mud. 

The e l e v a t i o n  a l o n g  t h e  r i d g e - l i n e  e x t e n d s  upwards o f  80  t o  100 

f e e t .  I n  many i n s t a n c e s ,  t h e  s t ree t s  p l o t t e d  t o  s e r v e  t h e  



development a r e  t o t a l l y  non-ex is ten t ; .  those  s t r e e t s  which a r e  

improved t o  vary ing  but  minimal s t anda rds  f r e q u e n t l y  a r e  

l o c a t e d  beyond t h e  l i m i t s  of t h e i r  in tended  rights-of-way due 

t o  topographic  c o n s t r a i n t s .  The e n t i r e  s u b d i v i s i o n  is af forded  

primary access  v i a  Grandview Avenue, a curv ing ,  narrow two-lane 

1 roadway. The s t e e p  and narrow roadways w i t h i n  , t he  Gr id i ron  

i t s e l f  p r e s e n t  a s e r i o u s  hazard t o  bo th  l i f e  and p rope r ty .  

.. Emergency s e r v i c e  v e h i c l e s ,  p a r t i c u l a r l y  f i r e  t r u c k s ,  a r e  a l l  

... bu t  ba r r ed . f rom t h e  a r e a .  In  t h e  event  of s t r u c t u r a l  o r  brush 

f i r e ,  f i r e  t r u c k s  must n e g o t i a t e  s t e e p  roadways (upwards t o  

30 percen t  g rade )  w i th  no means of turn-around.  1 

For many y e a r s ,  i t  was presumed t h a t  County h e a l t h  p o l i c i e s  

and codes regard ing  t h e  i n s t a l l a t i o n  of s e p t i c  t anks  would sub- 

s t a n t i a l l y  impede f u r t h e r  r e s i d e n t i a l  development w i th in  t h e  

Gr id i ron .  Such a presumption became i n v a l i d  when a u t h o r i z a t i o n s  

. . were gran ted  f o r  t h e  i n s t a l l a t i o n  of "engineered" s e p t i c  t anks  
- 

on p a r c e l s  comprised of 5,000 square  f e e t  of  l and  a r e a .  The 

a u t h o r i z a t i o n  of such "engineered" systems s e t  o f f  a f l u r r y  . 
of b u i l d i n g  a c t i v i t y  w i th in  t h e  Gr id i ron .  The impetus f o r  re -  

I newed i n t e r e s t  i n  t h e  development of t h e  Gr id i ron  can be a t -  

t r i b u t e d  t o  a water  s e r v i c e  connect ion moratorium i n  t h e  blarin 

Municipal Water D i s t r i c t  a r e a  t o  t h e  s o u t h .  Black Po in t  i n  

gene ra l  and t h e  Gr id i ron  i n  p a r t i c u l a r  were "discovered" a s  

a f avo rab le  p l a c e  t o  l i v e .  

The a u t h o r i z a t i o n s  t o  develop l o t s  w i th in  t h e  Gr id i ron  

a r e a  on p a r c e l s  a s  smal l  a s  5,000 square  f e e t  us ing  o n - s i t e  



waste d i s p o s a l  systems came t o  t h e  a t t e n t i o n  of t h e  Regional 

Water Q u a l i t y  Cont ro l  Board i n  e a r l y  1978. .  u he Regional  Board 

expressed  t h e i r  concern t o  t h e  County of Marin t h a t  r e l i a n c e  

upon s e p t i c  t ank  waste d i s p o s a l  sys tems on p a r c e l s  t h a t  s m a l l  

could u l t i m a t e l y  l e a d  t o  an adverse  cumulative impact ,  i . e . ,  . 
l e a c h a t e s  could f low from i n d i v i d u a l  si tes,  contaminate  ground 

* 

water  s u p p l i e s ,  and u l t i m a t e l y  degrade t h e  water  q u a l i t y  of 

t h e  Petaluma River  and surrounding wet land h a b i t a t  a r e a s .  

Concur ren t ly ,  t h e  County became aware t h a t  r e s i d e n t i a l  gkowth 

wi th in  t h e  Gr id i ron  was occu r r ing  a t  an a c c e l e r a t i n g  pace - 
development g e n e r a l l y  devoid of adequate a c c e s s ,  o r  f i r e  pro- 

t e c t i o n ,  p l u s  t h e  p o t e n t i a l  of  t h e  cumulat ive  s a n i t a t i o n  

impacts sugges ted  by t h e  Regional  Board. 9n " In t e r im  Ordinance" 

was thereupon in t roduced  f o r  c o n s i d e r a t i o n  by t h e  Llarin County 

Board of Supe rv i so r s ,  an ordinance which f o r  p r a c t i c a l  pur- 

poses  p laced  a  hold  on a d d i t i o n a l  development pending t h e  

completion of t h i s  Community Plan and pending completion of 

a  cumulat ive  impact s tudy  r e l a t i v e  t o  t h e  u s e  of o n - s i t e  waste 

d i s p o s a l  systems wi th in  t h e  G r i d i r o n .  

The o r i g i n a l  d r a f t  of t h e  Black Po in t  Community Plan 

recommended t h a t  t h e  undeveloped l a n d s  w i t h i n  t h e  G r i d i r o n  

a r e a  should  be  amalgamated through t h e  redevelopment p r o c e s s ,  

and t h a t  new s t r e e t s  be p l o t t e d  and developed based upon 

s e n s i b l e  contemporary p lanning  p r a c t i c e s .  The t h u s  aggregated 

l ands  would then  be s u b j e c t  t o  re -subdig is ion  and r e s a l e  f o r  

p r i v a t e  s i n g l e  fami ly  r e s i d e n t i a l  development. Subsequent 



a n a l y s i s  r e v e a l e d  t h a t  a  s u b s t a n t i a l  p o r t i o n  of  t h e  r ema in ing  

undeveloped l a n d s  w i t h i n  t h e  G r i d i r o n  was s u b j e c t  t o  s e a s o n a l  

f l o o d i n g  and i n u n d a t i o n  ( t h e  Petalurna R i v e r  bay  p l a i n )  and 

was t o t a l l y  u n s u i t e d  f o r  development .  The r emain ing  h i l l s i d e  

n l a n d s  were a n a l y z e d ,  and a  s p e c i f i c  l a n d  u t i l i z a t i o n  p l a n  was 

f o r m u l a t e d  which was b a s e d  upon t o p o g r a p h y ,  a c c e s s  and o n - s i t e  

w a s t e  d i s p o s a l  c o n s t r a i n t s .  Proposed  new l o t s  e a c h  a p p r o x i -  

. . 
I mate  one  ( 1 )  a c r e  Ln a r e a  w i t h  a c c e s s  i n  c o n f o r m i t y  w i t h  County 

roadway d e s i g n  and improvement s t a n d a r d s .  The p roposed  new 

I \ l o t  p a t t e r n  was deve loped  w i t h o u t  r e g a r d  t o  ownership  l i n e s ;  

t o  a c h i e v e  l e g a l  l o t  s t a t u s  w i l l  r e q u i r e  mutua l  c o o p e r a t i o n  

I be tween n e i g h b o r i n g  p r o p e r t y  owners .  



6 .  The Pe ta luma  R i v e r  Bay P l a i n :  

An i m p o r t a n t  n a t u r a l  f e a t u r e  w i t h i n  t h e  B lack  P o i n t  

P l a n n i n g  Area is t h e  petal 'uma R i v e r ,  which c r e a t e s  a  d e f i n i t e  

boundary .  Immedia te ly  west o f  t h e  R i v e r  a r e  lowland  marsh 

a r e a s  s u b j e c t  t o  i n t e r m i t t e n t  i n u n d a t i o n  depend ing  on t i d e s  

and  s u r f a c e  run-of f  f rom t h e  h i l l s  t o  t h e  west. T h i s  w e t l a n d  

a r e a  s u p p o r t s  an abundance o f  w i l d l i f e  s p e c i e s ,  and b e c a u s e  

o f  its low l y i n g  c h a r a c t e r ,  h a s  w i t n e s s e d  b u t  minimal  man-made 

improvements o r  i n t r u s i o n s .  Ownership o f  t h i s  s e n s i t i v e  a r e a  

s o u t h  o f  Highway 37 is g e n e r a l l y  by t h e  S t a t e  of C a l i f o r n i a .  

Nor th  o f  Highway 3 7 ,  t h r e e  b o t t o m l a n d s  a r e  s t i l l  h e l d  i n  

p r i v a t e  o w n e r s h i p .  Al though t h e  S t a t e  h a s  no p l a n s  f o r  d e v e l -  

opment of  i t s  h o l d i n g s ,  p r i v a t e l y  h e l d  l a n d s  t o  t h e  n o r t h  

have been  a d v e r t i s e d  f o r  p o t e n t i a l  development .  Development o f  

s u c h  l a n d s  would n o t  be  p o s s i b l e  u n l e s s  e i t h e r  ma jo r  f i l l i n g  

o r  d r e d g i n g  were a u t h o r i z e d .  E i t h e r  a l t e r n a t i v e  would e f f e c -  

t i v e l y  d e s t r o y  t h e  R i v e r  Bay P l a i n  a s  a  h a b i t a t  a r e a  and would 

a l s o  d r a s t i c a l l y  a l t e r  t h e  v i s u a l  c h a r a c t e r  o f  t h e  P l a n n i n g  

Area when viewed from b o t h  t h e  e ' a s t e r l y  s h o r e  o f  t h e  R i v e r  a s  

w e l l  a s  f rom t h e  h i l l s i d e  r e s i d e n t i a l  a r e a  immedia te ly  t o  t h e  

w e s t .  Access  t o  t h e  R i v e r  Bay P l a i n  is m i n i m a l l y  a v a i l a b l e  v i a  

Channel  D r i v e .  Dur ing  p e r i o d s  o f  h i g h  t i d e  2nd heavy s u r f a c e  

r u n - o f f ,  t h i s  m a r g i n a l  roadway is s i m i l a r l y  i n u n d a t e d .  The 

h i g h e s t  and b e s t  u s e  of  a l l  s u c h  lowland  a r e a s  is a  n a t u r a l  

f l o o d  p l a i n  and  h a b i t a t  a r e a  and its u s e  a n d / o r  development  - 

f o r  more i n t e n s i v e  u s e s  s h o u l d  b e  d e t e r r e d .  



7.  Day I s l a n d :  

Day I s l a n d ,  l y i n g  sou th  of Highway 37,  forms t h e  south-  

e a s t e r l y  extreme of t h e  Black Poin t  P lanning .Area .  I t  c o n t a i n s  

approximately 130 a c r e s ,  f e a t u r e s  v a r i a b l e  t e r r a i n ,  and with  

bu t  l i m i t e d  except ion is c o n t r o l l e d  by one proper ty  owner. 

The i s l a n d  c o n s i s t s  o f  low l e v e l  bay p l a i n  e x t e n s i o n s  and 

dredged lagoons f r o n t i n g  t h e  bay.  Improvements on Day I s l a n d  
. . 

a r e  l i m i t e d  t o  two ( 2 )  dwel l ings  p l u s  va r ious  accessory  b u i l d i n g s .  

The i s l a n d  p o r t i o n  c o n t a i n s  approximately 30 a c r e s  and a t t a i n s  

a  maximum e l e v a t i o n  i n  excess  of 100 f e e t .  The p r e v a i l i n g  s o i l s  

a r e  a  coarse  g ra ined  sandy mat r ix  con ta in ing  r h y o l i t e  and grey  

c h e r t .  Access co t h e  I s l a n d  is  v i a  an extremely narrow cause- 

way between t h e  lagoons and t h e  surrounding bay p l a i n s  connected 

t o  t h e  sou th  Black Po in t  h i l l s .  For y e a r s ,  t h e  inadequacy of 

v e h i c u l a r  and emergency s e r v i c e s  access  has  prevented l a r g e  

s c a l e  development from occu r r ing  on Day Lsland.  

Because Day I s l a n d  has  r e t a i n e d  much of i ts  r e l a t i v e l y  un- 

s p o i l e d  c h a r a c t e r ,  i t  ha s  cont inued  t o  func t ion  a s  a h igh ly  

important  h a b i t a t  a r e a .  I ts  r e sou rces  have long been sought 

f o r  permanent p r e s e r v a t i o n .  The Marin Audubon S o c i e t y ,  f o r  

example, has been extremely suppor t ive  of p u b l i c  e f f o r t s  t o  

acqu i r e  Day I s l a n d .  Concur ren t ly ,  t h e  low 'land f lood  p l a i n s ,  

mhich i n  p a r t  comprise and surround Day I s l a n d ,  have been 

i d e n t i f i e d  by t h e  Narin County Flood Cont ro l  D i s t r i c t  a s  



e s s e n t i a l  t o  t h e  development  and  i m p l e m e n t a t i o n  o f  a compre- 

h e n s i v e  f l o o d  p l a i n  management program.  C o n c e r t e d  e f f o r t s  t o  

a c q u i r e  p u b l i c l y  Day I s l a n d  were p a r t i a l l y  accompl i shed  i n  

J u l y  1978 when t h e  f i r s t  of two payments  was made t o  t h e  

Hover f a m i l y .  By t h e  end  o f  t h e  y e a r ,  a  s e c o n d  and f i n a l  

payment w i l l  b e  p r e s e n t e d  and  t h e  permanent  p r e s e r v a t i o n  o f  

Day I s l a n d  f o r  e c o l o g i c a l  p r e s e r v e  and f l o o d  c o n t r o l  management 

p u r p o s e s  w i l l  b e  a s s u r e d .  

. 8 .  The V i l l a g e  C e n t e r :  

Commercial  e n t e r p r i s e s  w i t h  B lack  P o i n t ' s  v i l l a g e  c e n t e r  

a r e  e x t r e m e l y  l i m i t e d  i n  number.  L o c a t e d - a l o n g s i d e  and  s e r v e d  

by t h e  X o r t h w e s t e r n  P a c i f i c  ra i l  l i n e  which g e n e r a l l y  p a r a l l e l s  

Highway 37 a r e  two i n d u s t r i a l  o c c u p a n c i e s ,  one  a  lumber  y a r d  

and  t h e  o t h e r  a  b e e r  w a r e h o u s i n g  and d i s t r i b u t i n g  f a c i l i t y .  On 

t h e  o p p o s i t e  s i d e  o f  t h e  t r a c k s  and f r o n t i n g  on Harbor  D r i v e  

i s  a n  o l d  time "?~fom and Pop" g e n e r a l  s t o r e .  The h i s t o r i c a l l y  

s i g n i f i c a n t  B lack  P o i n t  Inn  was a l s o  l o c a t e d  i n  t h i s  g e n e r a l  

a r e a  u n t i l  i t s  t o t a l  d e s t r u c t i o n  by f i r e  a  few y e a r s  b a c k .  The 

v i l l a g e  c e n t e r  c o u l d  r e a d i l y  accommodate a d d i t i o n a l  commerc ia l  

e n t e r p r i s e s ,  b u t  t h e  r e l a t i v e l y  small p o p u l a t i o n  o f  t h e  P l a n n i n g  

Area  and t h e  c l o s e  p r o x i m i t y  o f  t h e  community t o  e s t a b l i s h e d  

and n e a r b y  Novato and I g n a c i o  s h o p p i n g  a r e a s  w i l l  l i k e l y  s e r v e  

a s  d e t e r r e n t s  t o  f u r t h e r  c o m m e r c i a l i z a t i o n  o f  t h e  a r e a .  By 

r e t a i n i n g  commerc ia l  z o n i n g  a round  t h e  v i l l a g e  c e n t e r ,  a t  

l e a s t  t h e  b p t i o n  f o r  f u r t h e r  l o c a l  r e s i d e n t - s e r v i n g  commercial  

deve lopment  w i l l  be  k e p t  open .  



9 .  The P l e a s u r e  F a i r e :  

O p e r a t i o n  of  t h e  F a i r e  was h i s t o r i c a l l y  l i m i t e d  t o  a 

maximum p e r i o d  of  s i x  ( 6 )  weeks.  However, t h e  p r o m o t e r s . o f  

t h i s  e v e n t ,  l o c a t e d  a d j a c e n t  t o  o l d  B lack  P o i n t  b u t  w i t h i n  

t h e  i n c o r p o r a t e d  l i m i t s  o f  t h e  C i t y  o f  Novato ,  have  been 

s u c c e s s f u l  i n  t h e i r  e f f o r t s  t o  s e c u r e  a u t h o r i z a t i o n s  f o r  b o t h  

a s u b s t a n t i a l l y  i n c r e a s e d  p e r i o d  o f  o p e r a t i o n  a s  w e l l  a s  

i n c r e a s e s  i n  t h e  b r e a d t h  and s c o p e  o f  t h e  P l e a s u r e  F a i r e  o p e r -  
... 

a t i o n s .  B lack  P o i n t  r e s i d e n t s  p r e v i o u s l y  and a d v e r s e l y  i m -  

p a c t e d  by t h e  F a i r e  have  been  s t r o n g l y  opposed  t o  any f u r t h e r  

e x t e n s i o n  o r  e n l a r g e m e n t  o f  t h e  F a i r e .  The c o n c e r n s  e x p r e s s e d  

r e l a t e d  t o  b o t h  t h e  F a i r e ' s  e f f e c t s  on t h e  r e s i d e n t i a l  ne ighbor -  

hood a s  w e l l  a s  t h e  c o n c e r n  t h a t  a  year - round o p e r a t i o n  drawing  

v a s t  numbers of  v i s i t o r s  t o  t h e  B lack  P o i n t  a r e a  would p r e c i -  

p i t a t e  t h e  development  of  o f f - s i t e  commerc ia l  u s e s .  V i s i o n s  

o f  r e s t a u r a n t s ,  c o f f e e  s h o p s ,  m o t e l s ,  s e r v i c e  s t a t i o n s  and  . 

a l l i e d  u s e s  a r e  v i v i d l y  s k e t c h e d  i n  t h e  minds o f  F a i r e  oppo- 

n e n t s .  

T m p o r t a n t l y ,  t h e  p r o m o t e r s  and  d e v e l o p e r s  o f  t h e  P l e a s u r e  

F a i r e  do n o t  c o n t r o l  any l a n d s  beyond t h e  l i m i t a t i o n s  of  t h e  

F a i r e  g round  p r o p e r t y  i t s e l f .  

L o c a l  a d v o c a t e s  o f  t h e  F a i r e  view i ts  p r e s e n c e  a s  a n  

i m p o r r a n t  means o f  m a i n t a i n i n g  open s p a c e  w i t h  l i m i t e d  s e r v i c e  

demands and  w i t h o u t  p u b l i c  c o s t  a s  an a l t o g e t h e r  a p p r o p r i a t e  



a l t e r n a t i v e  t o  i ts convers ion  t o  a  major r e s i d e n t i a l  development. 

Moreover, l o c a l  proponents of t h e  F a i r e  c i t e  t h e  u n l i k e l i h o o d  

o f  commercial s p i l l o v e r  based upon t h e  d i f f i c u l t y  i n  s e c u r i n g  

amendments t o  l o c a l  zoning codes .  Conversely ,  opponents t o  

t h e  F a i r e  have i n d i c a t e d  t h a t  a  y e a r  round type  of o p e r a t i o n  

could be cons idered  a  s u f f i c i e n t  change i n  l o c a l  c o n d i t i o n s  

t o  war ran t  t h e  g r a n t i n g  of zoning changes t o  f a c i l i t a t e  t h e  

accommodation of o f f  - s i t e  a n c i l l a r y  commercial u s e s .  

P l ans  f o r  t h e  f u l l  t ime u t i l i z a t i o n  of t h e  P l easu re  F a i r e  

p r o p e r t y  have been approved by o rd inance  by t h e  C i t y  of Novato. 

The c o n d i t i d n s  of app rova l ,  ( s e e  Appendix 1 )  i nc lude  " p e r i o d i c  

review and adjustment  t o  ensure  accep tab le  impacts on t h e  

Black Po in t  neighborhood." The o p e r a t i o n s  p lan  is reviewed 

annua l ly  by t h e  Zoning Admin i s t r a to r ,  a t  which t i m e  c o n d i t i o n s  

can be added, i f  neces sa ry .  

1 Given t h e s e  c i rcumstances ,  t h e  coope ra t ive  c o n t r o l  of 

undeveloped l a n d s  bo th  w i t h i n  t h e  o l d  Black P o i n t  community ~ and t h e  un\developed Bay P l a i n  l a n d s  t o  t h e  n o r t h  of t h e  F a i r e  

grounds become a  c r i t i c a l  i s s u e ,  and t h e  need f o r  c l o s e  co- 

o r d i n a t i o n  and coopera t ion  between t h e  C i t y  and County Planning 

s t a f f s .  Planning Commissions and e l e c t e d  p o l i c y  d e c i s i o n  

makers even a  more c r i t i c a l  concern.  

Two approaches appear ev iden t  t o  r e s o l v e  t h i s  i s s u e :  



1. S e c u r e  a commitment from t h e  C i t y  o f  Novato t o  

r e f r a i n  from g r a n t i n g  a p p r o v a l s  f o r  t h e  c o n v e r s i o n  

. of Bay P l a i n  l a n d s  under  t h e i r  j u r i s d i c t i o n .  

2 .  E s t a b l i s h  a _ c i t i z e n s l  a d v i s o r y  g roup  t o  r e p r e s e n t  t h e  

b e s t  i n t e r e s t s  o f  t h e  B lack  P o i n t  community on l a n d  

u s e  and  a l l i e d  i s s u e s  i n  b o t h  t h e  i n c o r p o r a t e d  

(Rovato)  and  u n i n c o r p o r a t e d  (County)  . j u r i s d i c t i o n a l  

a r e a s .  

Of t h e s e  two o p t i o n s ,  t h e  l a t t e r  a p p e a r s  f e a s i b l e  and 

p o t e n t i a l l y  e f f e c t i v e .  The second  a l t e r n a t i v e  a l s o  r e c o g n i z e s  

t h a t  n e i t h e r  t h e  C i t y  n o r  t h e  County can  r e f r a i n  i t s e l f  f rom 

t a k i n g  f u t u r e  l a n d  u s e  a c t i o n s .  E l sewhere  i n  t h e  County ,  t h e  

r e c o g n i t i o n  o f  an a c t i v e  c i t i z e n s '  g roup ,  s u b s e q u e n t  t o  t h e  

a d o p t i o n  o f  a community p l a n ,  h a s  p roven  t o  b e  v e r y  e f f e c t i v e ,  

f o r  example,  t h e  S t i n s o n  Beach V i l l a g e  A s s o c i a t i o n .  



1 0 .  Growth Management : 

S i n c e  t h e  p u b l i c a t i o n  and  f i rs t  p u b l i c  h e a r i n g  on t h e  

d r a f t  B l a c k ' P o i n t  Community P l a n ,  t h e  n e a r b y  C i t y  o f  Novato 

h a s  e s t a b l i s h e d  a  growth  management p l a n .  Al though t h e  C i t y  

and County P l a n n i n g  s t a f f s  were working  c l o s e l y  t o w a r d s  a 

comprehens ive  growth  management p l a n  which would have  i n c l u d e d  

b o t h  t h e  i n c o r p o r a t e d  and  u n i n c o r p o r a t e d  a r e a s  w i t h i n  t h e  

g r e a t e r  Novato a r e a ,  t h e  o r d i n a n c e  a d o p t e d  by t h e  Novato C i t y  

C o u n c i l  is now l i m i t e d  t o  t h o s e  l a n d s  l o c a t e d  w i t h i n  t h e  

c o r p o r a t e  l i m i t s  o f  Novato,  a l t h o u g h  t h e  o r d i n a n c e  p r o v i d e s  

f o r  e v e n t u a l  p a r t i c i p a t i o n  by t h e  County.  

I n  a d o p t i n g  i t s  management p l a n ,  t h e  C i t y  o f  Novato h a s  

l e f t  t h e  d o o r  open t o  f u r t h e r  d i s c u s s i o n s  and n e g o t i a t i o n s  

which c o u l d  p e r m i t  t h e  r e v i v a l  of  t h e  j o i n t  p l a n .  B lack  P o i n t  

might  w e l l  b e n e f i t  f rom s u c h  a  comprehens ive  a p p r o a c h ,  p a r t i -  

c u l a r l y  i n  v iew o f  t h e  f u t u r e  ma jo r  b u i l d - o u t  p o t e n t i a l  o f  t h e  

B a h i a  r e s i d e n t i a l  development  t o  t h e  n o r t h  o f  B lack  P o i n t ,  a s  

w e l l  a s  t h e  i n c o r p o r a t e d  wedges which e x t e n d  i n t o  t h e  B lack  

P o i n t  P l a n n i n g  Area .  I n  v iew o f  t h e s e  c i r c u m s t a n c e s ,  t h e r e  

r e m a i n s  an e x c e l l e n t  o p p o r t u n i t y  f o r  f u t u r e  c o o p e r a t i v e  

a t t e m p t s  t o  a c h i e v e  a  comprehens ive  growth management p l a n  

s i m i l a r  t o  t h a t  c u r r e n t l y  o p e r a t i v e  i n  S o u t h e r n  kfarin between 

t h e  County and f o u r  i n c o r p o r a t e d  c i t i e s .  



Growth management p o l i c i e s  and p r a c t i c e s  c u r r e n t l y  

o p e r a t i v e  i n  t h e  s o u t h e r n  blar in  a r e a  p r o v i d e s  f o r  t h e  p a r t i -  

c i p a t i o n  o f  f o u r  ( 4 )  c i t i e s ,  i . e . ,  B e l v e d e r e ,  T i b u r o n ,  L l i l l  

V a l l e y  and  S a u s a l i t o ,  and t h e  County a s  w e l l .  Growth t a r g e t s  

a r e  b a s e d  upon Countywide P l a n  a n n u a l  growth  p r o j e c t i o n s .  

I n - f i l l i n g  o f  e x i s t i n g  s i n g l e  f a m i l y  r e s i d e n t i a l  p a r c e l s  is 

a l l o w e d  w i t h o u t  growth  management r e v i e w .  Were i t  u l t i m a t e l y  

p o s s i b l e  t o  e x t e n d  s i m i l a r  p o l i c i e s  and  p r a c t i c e s  w i t h i n  t h e  

g r e a t e r  Novato a r e a ,  i t  is a n t i c i p a t e d  t h a t  t h e  same t y p e  of 

exempt ions  and e x c l u s i o n s ,  which a r e  i n t e n d e d  t o  b e n e f i t  t h e  

owner of  a  s i n g l e  p a r c e l  i n t e n d e d  f o r  r e s i d e n t i a l  improvement ,  

would p r e v a i l .  



11. hfoderate Income Housing: 

A s  a  r u r a l  a r e a  i n  which s i n g l e  fami ly  detached housing 

is t h e  p r e v a i l i n g  housing type ,  where ' l a r g e  s c a l e  developments 

a r e  no t  p o s s i b l e ,  and where p u b l i c  s e r v i c e s  and t r a n s p o r t a t i o n  

a r e  l i m i t e d ,  t h e  c r e a t i o n  and maintenance of moderate income 

housing u n i t s  p r e s e n t s  an extremely d i f f i c u l t  s i t u a t i o n .  Th i s  

is  p a r t i c u l a r l y  t r u e  i n  t h e  a r e a  n o r t h  of Highway 37 where 

many of t h e  r e s i d e n t i a l  u n i t s  a r e  of r e l a t i v e l y  new c o n s t r u c t i o n ,  

spac ious  i n  s i z e ,  d e s i r a b l e  i n  l o c a t i o n ,  and c o s t l y  t o  pur- 

chase .  The cont inued  use  of s e p t i c  t a n k s ,  which r e q u i r e s  low 

d e n s i t y  is ano the r  major c o n s t r a i n t .  

While t h e  a r e a  sou th  of Highway 37 has  exper ienced  s i m i l a r  

new c o n s t r u c t i o n ,  t h e r e  e x i s t s  w i th in  t h i s  a r e a  t h e  o l d  summer 

homes d a t i n g  back many decades ,  which a r e  i n  many i n s t a n c e s  

occupied by r e t i r e e s  l i v i n g  on f i x e d  incomes. The Community 

Survey found i n  t h e  Appendix of t h i s  Plan r evea l ed  t h a t  322 

of t h e  heads of households r e s i d i n g  i n  Old Black Poin t  were 

r e t i r e d .  S i m i l a r l y ,  35% of t h o s e  responding i n  t h e  a r e a  s o u t h  . 
of Highway 37 i n d i c a t e d  t h a t  annual  fami ly  income d i d  n o t  

exceed $10,000.00.  Tax r e l i e f  b e n e f i t s  a r i s i n g  from t h e  

P r o p o s i t i o n  13 t a x  i n i t i a t i v e  w i l l  s e r v e  t o  a s s i s t  t h e  mainte- 

nance of moderate income housing u n i t s .  Such r e l i e f  w i l l  not  

be a v a i l a b l e  t o  purchasers  of newly c r e a t e d  and c o s t l y  dwel l ings  



There a r e  a  few o p p o r t u n i t i e s ,  however, which might s e r v e  

t o  i n t roduce  new moderate income u n i t s  w i th in  t h e  Planning Area. 

The proposa l  of t h i s  P lan  t o  e l i m i n a t e  i n d u s t r i a l  zoning i n  t h e  

v i l l a g e  ccmmercial co re  a r e a  and t h e  subsequent i n t r o d u c t i o n  

of V i l l a g e  Commercial R e s i d e n t i a l  (VCR)  zoning wi th  i ts  broad 

range of u ses  would permit  t h e  c o n s t r u c t i o n  of r e s i d e n t i a l  u n i t s  

above f u t u r e  commercial u se s  w i th in  t h e  a r e a .  Likewise ,  t h e  

Second Uni t  Ordinance p roposa l ,  iong under cons ide ra t ion  f o r  

t h e  e n t i r e t y  of Marin County, w6uld have a p p l i c a b i l i t y  and 

p o t e n t i a l  use  wi th in  t h e  Black Poin t  Planning Area, provided 

s e p t i c  t ank  and o t h e r  environmental  problems could be so lved .  

And, f o r  t hose  of l i m i t e d  f i n a n c i a l . m e a n s ,  housing r e h a b i l i t a t i o n  

loans  a r e  p r e s e n t l y  a v a i l a b l e  t o  a r r e s t . a n y  d e t e r i o r a t i n g  

housing u n i t s .  

12.  Sonoma County Planning P o l i c i e s :  

. . .  

A s  p r ev ious ly  no ted ,  many r e s i d e n t s  of Black po in t  enjoy 

a  f i n e  v i s t a  of t h e  A g r i c u l t u r a l  Bay p l a i n  bo th  t o  t h e  e a s t  

and west of t h e  Planning Area i t s e l f .  The p r o b a b i l i t y  of any 

major development occu r r ing  i n  Marin County ' s  Bay p l a i n  a r e a  

w i l l  con t inue  t o  r ema in ' l imi t ed .  To t h e  e a s t ,  however, f u t u r e  

p lanning  d e c i s i o n s  by Sonoma County could i r r e p a r a b l y  des t roy  

bo th  t h e  h igh ly  s c e n i c  gateway t o  Black Poin t  along t h e  Highway 

37 c o r r i d o r ,  a s  w e ' l l  a s  e rod ing  t h e  v i s t a s  p r e s e n t l y  enjoyed 

~ from Black P o i n t .  A p roposa l  has  been advanced f o r  t h e  develop- 

1 ment of approximately 900 a c r e s  of  Bay p l a i n  l ands  e a s t  of 

I Black Poin t  i n  Sonoma County. The development is conceived a s  



a  major i n d u s t r i a l  park  i n  which va r ious  u s e s ,  i nc lud ing  ware- 

housing and l i g h t  manufactur ing u s e s ,  might be accommodated. 

The North !,farin County Water D i s t r i c t  has  been approached a s  

a  p o t e n t i a l  source  of domestic water  t o  t h i s  contemplated 

development. The s u b j e c t  l a n d s  a r e  w i t h i n  t h e  s e r v i c e  capa- 

b i l i t i e s  of North Marin; t o  d e l i v e r  p o t a b l e  water  t o  t h i s  

a r e a  would r e q u i r e  t h e  i n s t a l l a t i o n  of a  p i p e l i n e  a c r o s s  t h e  

Highvray 37 b r idge  over  t h e  Petaluma R ive r .  A t  t h i s  j u n c t u r e ,  

North Marin h a s  i n d i c a t e d  . t o  Sonoma County t h a t  i t  can p rov ide  

water  i f  u s e s  a r e  of a  low water  consumption n a t u r e ,  i . e . ,  

warehousing. Were t h i s  development t o  p roceed ,  t h e  Black P o i n t  

community would exper ience  s e v e r a l  major impacts ,  p a r t i c u l a r l y  

t h o s e  a s s o c i a t e d  wi th  t r a f f i c ,  a i r  and v i s u a l  q u a l i t y  and 

n o i s e .  While t h e  u l t i m a t e  d e c i s i o n  a s  t o  whether o r  no t  t h e  

contemplated development w i l l  proceed r e s t s  w i t h  Sonoma County, 

f u r t h e r  c o n s i d e r a t i o n  of t h e  proposa l  should  thoroughly in -  

volve t h e  p a r t i c i p a t i o n  of bo th  t h e  County of Marin and t h e  

C i t y  of Novato. 

The P lanning  D i r e c t o r  of Sonoma County, Mr. Dranab 

Chakra~va r t i ,  has  d i scus sed  Sonoma County P lanning  p o l i c i e s  and # 

programs f o r  t h i s  a r e a  w i th  Marin Coun.ty s t a f f .  The Sonoma 

County General  Plan shows one a r e a  a c r o s s  t h e  Highway 37 b r i d g e  

a s  a g r i c u l t u r a l .  

In  1977, a  c o n s u l t a n t ' s  r e p o r t  on t h e  f e a s i b i l i t y  of 
I 

- i n d u s t r i a l  development of t h i s  a r e a  ~vas  p re sen ted  t o  t h e  Sonoma 



County T l a n n i n g  Commission and  Board o f  S u p e r v i s o r s .  These  

two b o d i e s  d e t e r m i n e d  t h a t  s u c h  a change  i n  l a n d  u s e  d e s i g -  

n a t i o n  would not. b e  a p p r o p r i a t e  now, b u t  s h o u l d  be  , s u b j e c t  

t o  f u r t h e r  s t u d y  o f  i n d u s t r i a l - c o m m e r c i a l  development  p o t e n t i a l  

t h r o u g h o u t  t h e  County.  Such a  s t u d y  i s  now under  way, i n  co- 

o p e r a t i o n  y i t h  t h e  n i n e  c i t i e s  i n  t h e  County ,  and is due f o r  

c o m p l e t i o n  i n  18  months.  U n t i l  s u c h  time a s  t h e  s t u d y  is com- 

p l e t e  and s e v e r a l  p l a n  amendments a r e  made, t h e  P l a n n i n g  D i r e c t o r  

is a d v i s i n g  a p p l i c a n t s  f o r  i n d u s t r i a l  o r  commercial  deve lopmen t ,  

i n  areas n o t  s o  d e s i g n a t e d  i n  a d o p t e d  p l a n s ,  t h a t  t h e  s t a f f  

w i l l  recommend d e n i a l .  The P l a n n i n g  Commission h a s  i n  f a c t  

d e n i e d  a l l  s u c h  a p p l i c a t i o n s  up t o  now. 



13.  Bas ic  Planning Goals and P o l i c i e s :  

The g e n e r a l  and s p e c i f i c  p o l i c i e s  of t h i s  p o r t i o n  of t h e  

Plan a r e  based upon t h e  fo l lowing  g o a l s :  

Goal #1 - Maintain Black Po in t  a s  an i d e n t i f i a b l e  r u r a l  

r e s i d e n t i a l  community. 

Goal $2 - Maintain Black Po in t  a s  an independent unincor-  

po ra t ed  v i l l a g e .  

Goal # 3  - Prese rve  t h e  n a t u r a l  a t t r i b u t e s  and f e a t u r e s  

which a r e  l o c a t e d  wi th in  and which surround t h e  

Black Po in t  Community. 

Goal $4 - Seek minimal improvements w i t h i n  t h e  Black P o i n t  

a r e a  which would f u r t h e r  enhance t h e  q u a l i t y  of 

l i f e  and s a f e t y  w i th  t h e  community. 

Goal #5 - Seek o r d e r l y  and managed growth of t h e  Black 

Po in t  v i l l a g e  a r e a  a s  w e l l  a s  t h e  sur rounding  

inco rpo ra t ed  a r e a s  which i n f l u e n c e  t h e  c h a r a c t e r  

of Black P o i n t .  

Because each of t h e s e  g o a l s  i s  i n t e r - r e l a t e d ,  a l l  have 

a p p l i c a b i l i t y  t o  t h e  fo l lowing  s p e c i f i c  p o l i c i e s .  And, because 

such g o a l s  a r e  i n t e r - r e l a t e d  t o  o t h e r  a s p e c t s  of  t h i s  P l a n ,  b 

they a r e  r e i t e r a t e d  a s  a  reminder t o  t h e  r e a d e r  t h a t  any p l an  

is an i n t e g r a t e d  u n i t  r e l i a n t  upon t h e  sum t o t a l  of a l l  com- 

ponents  

A .  P o l i c i e s ,  Programs, Impacts and M i t i g a t i o n  Heasures :  

Land Use. 



P o l i c y  1. P e r m i t  f u r t h e r  r e s i d e n t i a l  development  i n  

t h e  g e o g r a p h i c  a r e a  n o r t h  o f  Highway 37 b a s e d  upon t h e  

f o l l o w i n g  f a c t o r s  and  c o n s t r a i n t s :  

* Topograph ic  c o n d i t i o n s  v a r y . b e t w e e n  r e l a t i v e l y  f l a t  

t o  s t e e p l y  s l o p i n g .  

* S e p t i c  t a n k s  w i l l  c o n t i n u e  t o  b e  u s e d  a s  t h e  p r i m a r y  

means o f  waste d i s p o s a l .  

* L i m i t e d  s o i l  m a n t l e s  on s l o p i n g  h i l l s i d e s  p r e s e n t  d i f -  

f i c u l t i e s  f o r  o n - s i t e  con ta inmen t  of  l e a c h a t e s .  

* S e a s o n a l  f i r e  h a z a r d s  r e p r g s e n t  a  s e r i o u s  p o t e n t i a l  

h a z a r d  t o  l i f e  and p r o p e r t y .  

* A g r i c u l t u r a l  u s e s  i n c i d e n t a l  t o  r e s i d e n t i a l  occu- 

p a n c i e s  s u c h  a s  t h e  ma in tenance  o f  h o r s e s  and v a r i e d  

fowl  s p e c i e s  p r e v a i l .  

* T h e r e  e x i s t s  a  s t r o n g  d e s i r e  t o  m a i n t a i n  t h e  r u r a l  

c h a r a c t e r  o f  t h e  a r e a .  

* F l e x i b l e  l a n d  u s e  r e g u l a t i o n s  u t i l i z i n g  p l a n n e d  

d i s t r i c t  t e c h n i q u e s  o f f e r  g r e a t e r  l a t t i t u d e  i n  l a n d  

u s e  p l a n n i n g .  

* U a j o r  s t r e e t  o r  roadway improvements  n e c e s s i t a t i n g  

t h e  e s t a b l i s h m e n t  o f  l o n g  c u l - d e - s a c s  have proven  

d i f f i c u l t  f o r  f i r e  p r o t e c t i o n .  

. . 

Program:  

1. I n  t h e  area n o r t h  o f  Route  37 and e a s t  o f  A t h e r t o n ,  

e l i m i n a t e  t h e  p r e v a i l i n g  A-2:B-3.5-SC No. 2 ( L i m i t e d  

A g r i c u l t u r e ,  one  s i n g l e  f a m i l y  r e s i d e n c e  p e r  

30,000 s q u a r e  f e e t  o r  l a r g e r  minimum p a r c e l  a r e a )  



d i s t r i c t  c l a s s i f i c a t i o n  i n  f a v o r  o f  t h e  A-RP-2 

( A g r i c u l t u r e ,  R e s i d e n t i a l  P l a n n e d ,  2  a c r e s  p e r  

d w e l l i n g  u n i t )  d i s t r i c t  c l a s s i f i c a t i o n ,  e x c e p t  

f o r  t h e  low l a n d  marsh and  t i d a l  a r e a s  of  t h e  

Pe ta luma  R i v e r ,  which s h o u l d  b e  zoned A-RP 60 .  

I n  t h o s e  a r e a s  where s l o p e  of  b u i l d i n g  and  s e p t i c  . 
s i te  is 15% o r  l e s s ,  and  r o a d  c o n c e r n s  and  f i r e  

p r o t e c t i o n  a r e  a d e q u a t e ,  a  1 112-ac re  minimum w i l l  

b e  c o n s i d e r e d .  G r o s s  d e n s i t y  s h a l l  b e  i n c r e a s e d  

t o  no more t h a n  one  u n i t  p e r  1 1 / 2  a c r e s .  

2 .  I n  t h e  a r e a  wes t  o f  A t h e r t o n  and  n o r t h  of O l i v e  

Avenue, now zoned A-2 and A-2:B-4, t h e  z o n i n g  

s h o u l d  b e  changed t o  A-RP-2 ( o n e  u n i t  p e r  two a c r e s ) .  

E x c e p t i o n s  are t h e  Novato Bay P l a i n  a r e a  which 

s h o u l d  be  zoned A-RP 60 and t h e  Rosewood Cour t  

a r e a ,  which is l a r g e l y  deve loped  and  s h o u l d  r e t a i n  

t h e  p r e s e n t  z o n i n g .  A d e n s i t y  i n c r e a s e  of  up t o  

one  u n i t  p e r  112 a c r e s  w i l l  b e  c o n s i d e r e d  when 

s i t e  c o n s t r a i n t s  a r e  m e t  as d e s c r i b e d  i n  ( 1 )  above 

Impact  : 
" 

A ma jo r  s h i f t  i n  t h e  o v e r a l l  d e n s i t y  o f  f u r t h e r  l a n d  

deve lopment s  w i t h i n  t h e  n o r t h e r l y  component of  t h e  

P l a n n i n g  Area would have an o b v i o u s  i n i t i a l  impact  

upon p r o p e r t y  v a l u e s .  Such an impact  is viewed a s  

s h o r t - t e r m  a s  more c o s t l y  p a r c e l s  f o r  r e s i d e n t i a l  

development  a r e  p l a c e d  on t h e  m a r k e t .  I n c r e a s e d  



p a r c e l  a r e a s  would a l s o  f u r t h e r  i n h i b i t  t h e  i n t r o -  

d u c t i o n  of modera te  income h o u s i n g  u n i t s  t o  t h e  

P l a n n i n g  Area .  However, w i t h  new p a r c e l s  b e i n g  o f -  

f e r e d  t o ' t h e  p u b l i c  f o r  s a l e  i n  t h e  r a n g e  o f  $60,000 

p e r  s i te ; such  an impact  is of  o n l y  r e l a t i v e  conse-  

quence .  P o s i t i v e  impac t s  a s s o c i a t e d  w i t h  s u c h  p l a n n e d  

d i s t r i c t  z o n i n g  i n c l u d e  t h e  a b i l i t y  , to  c l u s t e r  d w e l l i n g  

u n i t s  i n  a  manner t o  minimize t h e  e s t a b l i s h m e n t  o f  

l e n g t h y  cu l -de - sac  roadways,  t h e  p r e s e r v a t i o n  of  open 

s p a c e  a r e a s  f o r  s c e n i c  and  r e c r e a t i o n a l  a c t i v i t i e s  and  

t h e  c l e a r  p r e s e r v a t i o n  o f  t h e  B lack  P o i n t  a r e a  a s  a  

r u r a l  p l a c e .  

Convers ion  of undeveloped p a r c e l s  t o  r e s i d e n t i a l  d e v e l -  

opment and u s e  w i l l  t e n d  t o  d i s r u p t  an imal  h a b i t a t  ( t h e  

m i g r a t o r y  and  f e e d i n g  t r a i l s ) ,  p r e c i p i t a t e  i n c r e a s e d  

u s e  o f  n a t u r a l  and man-made r e s o u r c e s ,  i . e . ,  w a t e r ,  

n a t u r a l  g a s  and e l e c t r i c a l  a e r g y ,  and  i n c r e a s e  p o l l u -  

t a n t s  r e s u l t i n g  from a d d i t i o n a l  v e h i c u l a r  t r a f f i c  

g e n e r a t e d  by new r e s i d e n t i a l  development .  The a c t u a l  

e x t e n t  and d e g r e e  o f  s u c h  impac t s  can be  r e l a t e d  

d i r e c t l y  t o  t h e  i n t e n s i ~ y  o f  development p e r m i t t e d .  

C l u s t e r i n g  of  r e s i d e n t i a l  u n i t s  can  b e  u s e d  t o  p r e s e r v e  

h a b i t  a t  v a l u e s  

The u t i l i z a t i o n  o f  a  p l a n n e d  r e s i d e n t i a l  d i s t r i c t  

i n s t e a d  o f  t h e  p r e s e n t  a g r i c u l t u r a l  zone t o  a l l o w  

c l u s t e r i n g  is n o t  i n t e n d e d  a s  a  means by which a t t a c h e d  



o r  townhouse developments might be in t roduced  i n t o  

t h e  Black P o i n t  Planning Area on a  wholesale  b a s i s .  

The under ly ing  c h a r a c t e r  of t h e  a r e a  is c l e a r l y  based 

upon t h e  t r a d i t i o n a l  s i n g l e  fami ly  detached housing 

t y p e .  A planned d i s t r i c t  would, however, permit  land 

t o  be developed i n  t h e  most s e n s i b l e  f a sh ion  wi thout  . 
t h e  r i g i d i t y  of s t a n d a r d  zoning c o n t r o l s  over  p a r c e l  . 
size and s e t b a c k s ,  which a r e  o f t e n  no t  s u i t a b l e  f o r  

environmental ly  s e n s i t i v e  a r e a s .  Depending on t h e  

d e n s i t y  u l t i m a t e l y  e s t a b l i s h e d ,  i t  may be p o s s i b l e  t o  

c r e a t e  r e l a t i v e l y  sma l l  p a r c e l s  where s o i l s  and topo- 

g raph ic  c o n d i t i o n s  pe rmi t .  S i m i l a r l y ,  f o r  t h o s e  in -  

d i v i d u a l s  who would d e s i r e  t o  e s t a b l i s h  r e n t a l  u n i t s  

on t h e i r  p r o p e r t y ,  t h e  planned d i s t r i c t  r e g u l a t i o n s  

would permit  en t e r t a inmen t  of such l and  use  develop- 

ments. 

S ince  t h e  adopt ion o f  t h e  p r e s e n t  zoning r e g u l a t i o n s  

no r th  of Highway 3 7 ,  t h e  most t y p i c a l  (and o n l y )  t y p e  

of new development has been of subdiv ided  l o t s  rang- 

i ng  upwards of $80,000.00 i n  v a l u e .  The p r e s e n t  I 

t r e n d s  t o t a l l y  f o r e c l o s e  any s a t i s f a c t i o n  of t h e  

County 's  housing g o a l s .  While t h e  e s t ab l i shmen t  of 

planned d i s t r i c t  l and  use  c o n t r o l s  cannot be t o u t e d  

a s  a  panacea t o  r e s o l v e  t h i s  problem, a t  l e a s t  t h e  

a p p r o p r i a t e  v e h i c l e  would e x i s t  t o  ach ieve  such g o a l s .  



Mit iga t ion  Measures : 

Require t h e  p r e p a r a t i o n  of Environmental ~ s s e s s m e n t s  

f o r  major land development p roposa l s  which exceed 

o r  p o t e n t i a l l y  o r  cumulat ively '  may exceed then  (10)  

r e s i d e n t i a l  p a r c e l s  p r i o r  t o  t h a  under tak ing  of  de- 

t a i l e d  s i t e  p lann ing  i n  o r d e r  t h a t  h a b i t a t  a r e a  and 

migra tory  and f eed ing  t r a i l s  c a n ,  be i d e n t i f i e d  and 

avoided.  Encourage t h e  use  of wate r  and energy con- 

s e r v i n g  dev i ce s ,  i . e . ,  low f l u s h  t o i l e t s ,  i n s u l a t i o n ,  

e t c . ,  f o r  i n c l u s i o n  i n  t h e  c o n s t r u c t i o n  of new houses 

NORTH BLACK POINT BUILDOUT (907 ACRES) 

A-2:B-3.5 
Area E x i s t i n g  Lots  I SC-2 / 2 A 1 24 A / C  1 a 

TOTAL 320 

E x i s t i n g  Lo t s  
New Lots  * 
% I n c r e a s e  Lots  

* NOTE: Smal le r  number is b u i l d o u t  l e s s  15% which may no t  be 
d i v i d e d .  Analys is  assumes no development on 250 a c r e s  
of bay p l a i n  Ba r r i ck  no t  i nc luded .  

Average 
Dens i ty  2 . 8  

E x i s t i n g  Houses 220 
P o t e n t i a l  Houses 100 

560-602 

-320 
240-282 

75-88% 

1:6-1.5 

+220 
340-382 

' 489-519 

-320 
169-199 

53-62s 

1 .9 -1 .7  

+220 
269-299 

459-472 

-320 
139-152 

43-48% 

420-436 

-320 
100-116 

31-36% 

2.0-1-.9 

+220 
239-252 

2 .2-2 .1  

+220 
200-216 



P o l i c y  2 .  R e s t r i c t  f u t u r e  development i n  Old Black 

P o i n t ,  e x p e c i a l l y  i n  t h e  Gr id i ron  a r e a ,  i n  o r d e r  t o  

ach ieve  t h e  fo l lowing  purposes :  

* Promote t h e  amalgamation of subs tandard  s i z e d  

p a r c e l s  t o  n in imal  l o t  a r e a  requi rements  commen- 

s u r a t e  wi th  o n - s i t e  ( s e p t i c  t a n k )  waste d i s p o s a l  

c o n s t r a i n t s  i n h e r e n t  t o  t h e  a r e a .  

* F o s t e r  t h e  development of a  r e v i s e d  c i r c u l a t i o n  

system s u i t a b l e  f o r  t h e  passage  of pas senge r ,  s e r -  

v i c e  and f  i r e  p r o t e c t i o n  v e h i c l e s .  

* St rong ly  d i scourage  development of any p r i v a t e l y  

owned Bay p l a i n  l ands  g e n e r a l l y  l o c a t e d  below an 

e l e v a t i o n  of 15 f e e t  due t o  t h e  i n a b i l i t y  t o  d i s -  

pose e f f e c t i v e l y  of o n - s i t e  was t e s ,  and 

* Permit a d d i t i o n a l  land d i v i s i o n s  i n  t h e  a r e a  be t -  

ween Highway 37 and t h e  Gr id i ron  a t  a  d e n s i t y  com- 

p a r a b l e  t o  t h a t  e x i s t i n g .  

Programs : 

1. Reta in  and ex tend  t h e  e x i s t i n g  A-2 (Limited Bgr i -  

c u l t u r e ) .  Two a c r e  minimum p a r c e l  a r e a )  d i s t r i c t  . 
i n  t h e  sou th  Black Po in t  a r e a  t o  permi t  con t inued  

r e s i d e n t i a l  development on a  l i m i t e d  s c a l e .  

2.  Adopt t h e  Planning Depar tment ' s  "Gridiron Plan" 

which would: 



* S t r o n g l y  s u p p o r t  v o l u n t a r y  and  p r i v a t e  amalga- 

m a t i o n  o f  l o t s  w i t h i n  t h e  G r i d i r o n  area s o  a s  

t o  g e n e r a l l y  meet a o n e  ( 1 )  a c r e  minimum p a r c e l .  

a r e a  s t a n d a r d  t o  p e r m i t  t h e  accommodation o f  

s e p t i c  t a n k s  and a l l i e d  d r a i n f i e l d s .  - 

* I n t r o d u c e  a  new roadway l i n k  c o n n e c t i n g  t h e  

G r i d i r o n  and t h e  o l d  Ba lck  P o i n t  a r e a  t o  Grand- 

v iew Road v i a  k i i s t l e t o e  Avenue. 

* Develop cu l -de - sacs  which can  accommodate f i r e  .,. 

p r o t e c t i o n  v e h i c l e s  a t  t h e  e n d s  o f  Nor ton ,  

H o l l y ,  and G r a n d v i e w / ? ~ f i s t l e t o e .  

* S t r o n g l y  d i s c o u r a g e  t h e  development  o f  any 

p r i v a t e l y  h e l d  l a n d s  l o c a t e d  be low an a v e r a g e  

e l e v a t i o n  of 15 f e e t ,  less t h a n  1 a c r e  i n  s i z e ,  

o r  more t h a n  302 i n  s l o p e .  Allow development  

o n l y  upon t h e  p r o v i s i o n  o f  c l e a r  and  s i t e - s p e c i f i c  

e v i d e n c e  t h a t  s u c h  l a n d s  can a c c e p t  s e p t i c  t a n k  . . .  

w a s t e  d i s c h a r g e s .  

* Owners of  d e v e l o p e d  s i tes  a d j a c e n t  t o  s u c h  

c o n s t r a i n t e d  l a n d s  a r e  t o  be encouraged  t o  pu r -  

c h a s e  s u c h  r e s i d u a l  l a n d s  s o  as t o  i n c r e a s e  

e x i s t i n g  d e v e l o p e d  h o l d i n g s  t o  p r o v i d e  f o r  ad- 

d i t i o n a l  s e p t i c  t a n k  d i s p o s a l  a r e a s  and t o  pro-  

v i d e  f o r  enhanced  o u t d o o r  l i v i n g  a r e a s  

Impac t s  : 

The advancement o f  a  r e l a t i v e l y  s p e c i f i c  development  

p l a n  f o r  t h e  G r i d i r o n  a r e a  i s  c o n s i d e r e d  a  p o s i t i v e  



m i t i g a t i o n  measure. Buildout. of t h e  a r e a  under t h i s  

p l a n ,  which c a l l s  f o r  t h e  c r e a t i o n  of seventeen  (17)  

amalgamated l o t s ,  w i l l  have bu t  l i m i t e d  adverse  impact 

upon t h e  environment.  Conversely ,  bu i ldou t  of  t h e  

a r e a  on e x i s t i n g  p a r c e l s  a s  sma l l  a s  5,000 squa re  f e e t  

u t i l i z i n g  a  d e f i c i e n t  c i r c u l a t i o n  system w i l l  con t inue  . 
t o  p r e s e n t  s e r i o u s  q u e s t i o n s  a s  t o  t h e  a b i l i t y  of 

b 
s p e c i a l  s e r v i c e s  d i s t r i c t s  t o  adequa te ly  p r o t e c t  human 

and s t r u c t u r a l  s a f e t y  a s  w e l l  a s  t h e  f u r t h e r  impl i -  

c a t i o n s  f o r  environmental  de t r iment  - p a r t i c u l a r l y  

cumulative impacts r e s u l t i n g  from s e p t i c  t ank  d i s -  

charges .  
,' 

I t  is conce ivab le  t h a t  i n  t h e  f u t u r e  when t h e  o t h e r -  

wise  d e f i c i e n t  c i r c u l a t i o n  system is improved and 

upon t h e  p o s s i b l e  i n t r o d u c t i o n  of a  s a n i t a r y  sewer 

l i n e  t o  s e r v i c e  t h e  a r e a ,  c u r r e n t l y  contempiated 

r e s t r i c t i o n s  on development could be l i f t e d .  To permit  

t h e  wholesale  development of t h e  Gr id i ron  a r e a  a t  t h i s  

t ime is considered premature a t  b e s t .  While it may 

not be  p o s s i b l e  t o  e f f e c t i v e l y  m i t i g a t e  adverse  s h o r t -  - 
term f i n a n c i a l  impacts ,  i t  is a n t i c i p a t e d  t h a t  long- 

term v a l u e s ,  given t h e  i n t r o d u c t i o n  of improved a c c e s s ,  

w i l l  be s u s t a i n e d .  

Po l i cy  3 .  

Provide oppor tun i ty  f o r  f u r t h e r  commercial and Light 

i n d u s t r i a l  a c t i v i t i e s  w i th in  t h e  V i l l a g e  core  a r e a  



sou th  of Highway 37 through e l imina t ion  of p r e s e n t  

M-l:H (Light  I n d u s t r i a l  and Highway Frontage)  and 

C - l : H  (Neighborhood Commercial and Highway Frontage)  

D i s t r i c t s  and supersede  wi th  VCR ( V i l l a g e  Commercial 

and R e s i d e n t i a l )  D i s t r i c t ,  cover ing t h e  same land a r e a  

p r e s e n t l y  governed by t h e  bl-1:H and C - l : H  D i s t r i c t s .  
, 

Impacts:  

... P o s i t i v e  impacts a r e  a s s o c i a t e d  wi th  t$e above p o l i c y  

a s  f u r t h e r  commercial and l i g h t  i n d u s t r i a l  development 

would diminish t h e  community's r e l i a n c e  upon Novato 
I 

and Ignacio  f o r  r e t a i l  t r a d e  needs ,  thereby  diminish- 

i ng  r e l i a n c e  upon t h e  automobile f o r  shopping purposes .  

Moreover, f u r t h e r  commercial and l i g h t  i n d u s t r i a l  

development would prov ide  new employment o p p o r t u n i t i e s  

f o r  p r e s e n t  and f u t u r e  r e s i d e n t s  of t h e  Planning Area. 

. . Adverse impacts and necessary  m i t i g a t i o n  measures 

w i l l  be i d e n t i f i e d  a t  t h e  t ime of i n d i v i d u a l  develop- 

ment p roposa l s .  

P o l i c y  4 .  

R e c l a s s i f y  bo th  t h e  t i d e l a n d s  and t h e  submerged p o r t i o n s  

of t h e  Petaluma River  t o  t h e  0-A (Open Area) zoning 

d i s t r i c t  t o  r e f l e c t  e x i s t i n g  p u b l i c  ownership. 

Impacts:  

No impacts ,  whether p q s i t i v e  o r  nega t ive  a r e  i d e n t i -  

f i a b l e  wi th  t h e  recommended r e c l a s s i f i c a t i o n  of p u b l i c  



l a n d s  a long and w i t h i n  t h e  Petaluma River  t o  r e f l e c t  

t h e i r  ownership .  

)fit i g a t  ion .kl.easur.es : 

None r e q u i r e d .  

P o l i c y  5 .  

Rezone t h e  privately-owned marsh and wet lands  l o c a t e d  s 

n o r t h  of Highway 37 and west of  t h e  Petaluma River  t o  

A-RP-60, c o n s i s t e n t  wi th  environmental  c o n s t r a i n t s  and 

community s e p a r a t o r  va lue .  Require t h a t  p r i o r  t o  ap- 

p rova l  any development p roposa l  c l e a r l y  meet and de- 

mons t ra te  compliance wi th  a l l  of t h e  fo l lowing  pro-  
I 

t e c t i o n  p o l i c i e s  e s t a b l i s h e d  by t h e  S t a t e  of C a l i f o r n i a  

and he re in  adopted by t h e  County of Har in:  

* The proposed p r o j e c t  must be water  dependent o r  an 

e s s e n t i a l  t r a n s p o r t a t i o n ,  wate r  conveyance o r  

u t i l i t y  p r o j e c t .  

* There must be  no f e a s i b l e ,  l e s s  environmental ly  

damaging a l t e r n a t i v e  l o c a t i o n  f o r  t h e  type  of 

p r o j e c t  being cons idered .  - 
* The p u b l i c  t r u s t  must not  be adverse ly  a f f e c t e d .  

* Adequate compensation f o r  p r o j e c t  caused l o s s e s  

s h a l l  be p a r t  of t h e  p r o j e c t .  Compensation t o  t h e  

County of Marin and/or  t h e  S t a t e  Department of 

F i s h  and Game and/or  t h e  S t a t e  Resources Agency 

s h a l l  be  determined pursuant  t o  t h e  p o l i c i e s  of t h e  

S t a t e  Resources Agency. 



Impacts: 
t 

None; t h e  above p o l i c y  g u i d e l i n e s  a r e  m i t i g a t i o n  

measures t o  p revent  untoward environmental  damage of 
, 

of t h i s  p a r t i c u l a r l y  e n v i r o n m e n t a l l y ' s e n s i t i v e  a r e a .  

P o l i c y  6 :  

Re ta in  p r e v a i l i n g  land  use  r e g u l a t i o n s  on t h e  130 

a c r e s  which comprise Day I s l a n d  a s  an i n t e r i m  measure. 

Upon a c q u i s i t i o n  of Day I s l a n d  f o r  p u b l i c  and f l o o d  

c o n t r o l  purposes ,  r e c l a s s i f y  t h i s  a r e a  t o  t h e  0-8 

D i s t r i c t  t o  r e f l e c t  i ts  p u b l i c  ownership. 

Impacts: 

The impacts a s s o c i a t e d  wi th  t h e  above p o l i c y  a r e  

f i n a n c i a l  i n  n a t u r e .  I t  has  been t h e  long-s tanding 

p o l i c y  of t h e  County of Marin t o  n e i t h e r  up-zone o r  

down-zone l ands  a c t i v e l y  proposed f o r  p u b l i c  acqui-  

s i t i o n  s o  a s  no t  t o  i n f l u e n c e  p rope r ty  va lues .  This  

po l i cy  t p e r e f o r e  r e q u i r e s  no m i t i g a t i o n  measures. 

Po l i cy  7 .  

Upon p u b l i c  a c q u i s i t i o n  of Day I s l a n d ,  t h e  County and 

any p a r t n e r s  i n  ownership s h a l l  r e f r a i p  from at tempt-  

ing  any i n t e n s e  r e c r e a t i o n a l  use  o r  development of 

t h e  I s l a n d .  



Impacts:  

The above p o l i c y  i s  cons idered  a  m i t i g a t i o n  measure 

recogniz ing  t h a t  Day I s l a n d  is an environmental ly  

s e n s i t i v e  b reed ing ,  f eed ing  and g e n e r a l  h a b i t a t  a r e a ,  

and recognizes  t h a t  v e h i c u l a r  and e q u e s t r i a n  access  

t o  t h e  I s l a n d  is v i a  a  narrow roadway not  cons idered  * 

conducive t o  heavy t r a f f i c  movements. ~ h 6  a c c e s s  
d 

c o n s t r a i n t  a l o n e  has  d e t e r r e d  major development from 

occu r r ing  on Day I s l a n d .  

Po l icy  8.  

Although l o c a t e d  wi th in  t h e  C i t y  of Novato, t h e  l a n d s  

occupied by t h e  Renaissance P l e a s u r e  F a i r e  abut  o l d  

Black P o i n t  and t h e  use  of t h e  s i t e  f o r  i n t e n s i v e  

commercia l - recreat ional  a c t i v i t i e s  can d i r e c t l y  impact 

t h e  Black Poin t  Community. Primary impacts a t t r i b u t e d  

t o - t h e  F a i r e  a r e  t r a f f i c ,  n o i s e  and p o t e n t i a l  f i r e  

hazard .  Secondary impacts a s s o c i a t e d  wi th  t h e  F a i r e  
" 

a r e  t h e  f u t u r e  p rospec t s  of a d d i t i o n a l  r e l a t e d  com- 

merc i a l  development near  t h e  F a i r e  grounds. The re fo re ,  

t h e  C i t y  and County should  o f f i c i a l l y  des igna t e  an 

adv i so ry  committee composed of Black Po in t  r e s i d e n t s  

whose purpose and r o l e  s h a l l  be  one of p a r t i c i p a t i n g  

i n  t h e  review p roces s  f o r  any commercial developments 

proposed wi th in  t h e  immediate v i c i n i t y  of t h e  P l e a s u r e  

F a i r e  p r o p e r t y ,  i . e . ,  approximately a  one-half mi l e  

r a d i u s - f r o m  t h e  en t r ance  t o  t h e  F a i r e  grounds. 



Impac ts :  

The a c t u a l  impac ts  of t h e  P l e a s u r e  F a i r e  were f u l l y  

add res sed  i n  an Environmental  Impact Repor t  p r e p a r e d  

f o r  t h e  C i t y  o f  Novato i n  1976.  Copies  of t h a t  docu- 

ment a r e  on f i l e  w i t h  b o t h  t h e  C i t y  of Novato and t h e  

County o f  Marin.  The impac t s  a s s o c i a t e d  w i t h  t h e  

e s t a b l i s h m e n t  of  a  c i t i z e n s '  a d v i s o r y  committee t o  

ass is t  i n  t h e  rev iew o f  r e l a t e d  l a n d  development pro-  

p o s a l s  is  c o n s i d e r e d  a  p o s i t i v e  one i n  t h a t  b r o a d e r  

p u b l i c  involvement i n  t h e  d e c i s i o n  making p r o c e s s  

can be g u a r a n t e e d .  

P o l i c y  9 .  

R e c l a s s i f y  t h e  u n i n c o r p o r a t e d  Novato Bay P l a i n  l a n d s  

which a r e  g e n e r a l l y  l o c a t e d  t o  t h e  west of Ather ton  

Avenue t o  t h e  A-LIP-60 ( A g r i c u l t u r a l - R e s i d e n t i a l  P l anned ,  

60-acre  minimum p a r c e l  a r e a )  D i s t r i c t  i n  r e c o g n i t i o n  of 

t h e  p h y s i c a l  c o n s t r a i n t s  which p r e v a i l  i n  t h e  a r e a ,  i . e . ,  

f l o o d i n g  and i n u n d a t i o n ,  p o t e n t i a l  f o r  l i q u e f a c t i o n ,  

subs idence  on h y d r a u l i c  f i l l ,  e x i s t i n g  a g r i c u l t u r a l  u s e ,  

and t h e  community s e p a r a t o r  f u n c t i o n  of t h e  wa te r  edge 

lowlands i n  Black P o i n t .  E x i s t i n g  developed p a r c e l s  

i n  t h e  n o r t h  p a r t  of  t h i s  a r e a  s h o u l d  be  zoned A-RP-3. , 

Impac ts :  
\ 

The above p o l i c y  is deemed a  m i t i g a t i o n  measure which 

would i n h i b i t  i n t e n s i v e  urban t y p e  of development from 

o c c u r r i n g  i n  t h i s  s e n s i t i v e  a r e a .  A d d i t i o n a l l y ,  t h i s  - 

p o l i c y  would s e r v e  t o  enhance and m a i n t a i n  t h e  viewshed 

from t h e . h i l l s i d e  r e s i d e n t i a l  u s e s  t o  t h e  e a s t .  
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PUBLIC FACILITIES AND SERVICES 

1 Water Supply:  

Domestic wate r  t o  t h e  Black Po in t  a r e a  is supp l i ed  by t h e  

North Harin County Water D i s t r i c t  from t h e i r  Cres t  Road s t o r a g e  

t ank .  The Water D i s t r i c t  normally d e r i v e s  about 70% of i t s  

t o t a l  supply from t h e  Russian River  and t h e  balance ou t  of 

S t a f f o r d  Lake i n  Marin County. 

An 8-inch l i n e  on Olive  Avenue and a  6-inch l i n e  on Ather ton 

and H Lane f e e d  water  t o  a  pumping s t a t i o n  l o c a t e d  a t  t h e  School 

Road - Sunset  T r a i l  i n t e r s e c t i o n  which pumps water  up t o  t h e  
\ 

Cres t  Road tank l o c a t e d  on top  of t h e  h i l l .  From t h e r e ,  a  

10-inch main f eede r  fo l lows  Cres t  Road f o r  about a  mi l e  mhere 

it reduces  t o  an 8-inch l i n e .  J u s t  b e f o r e  t h e  water  l i n e  

c r o s s e s  t h e  Northwestern P a c i f i c  Ra i l road  t r a c k s  a t  Grandview 

t o  e n t e r  t h e  Old Black Poin t  a r e a ,  an a d j u s t a b l e  p re s su re  s e -  

ducer hgd t o  be i n s t a l l e d  t o  compensate f o r  t h e  d i f f e r e n t i a l  

requirements  of t h e  low l y i n g  a r e a  compared t o  t h e  homes 

l o c a t e d  a t  h igher  e l e v a t i o n s .  I n  Old Black P o i n t ,  most of t h e  

main f e e d e r  l i n e s  a r e  e i t h e r  8 o r  6  inches  i n  d iameter  except  

f o r  some smal l  one inch  branches  such a s  found on Hol ly ,  Laure l  

and Norton. 

I n  g e n e r a l ,  t h e  water  d i s t r i b u t i o n  and supply system is 

adequate t o  supply t h e  e x i s t i n g  development w i th in  t h e  communi- 

t y  a s  wel l  a s  accommodating f u t u r e  development. 



The cont inued a b i l i t y  of t h e  North Marin County Water 

D i s t r i c t  t o  s e r v i c e  new customers has  f o s t e r e d  a  s u b s t a n t i a l  

amount of new, a l though  g e n e r a l l y  s m a l l  s c a l e ,  r e s i d e n t i a l  

development i n  t h e  n o r t h e r l y  p o r t i o n  of t h e  p lanning  Area. 

New s i n g l e  family  r e s i d e n t i a l  c o n s t r u c t i o n  is s u b s t a n t i a l l y  

e v i d e n t .  

2 .  F i r e  P r o t e c t i o n :  

F i r e  p r o t e c t i o n  f o r  t h e  Black Po in t  a r e a  is f u r n i s h e d  by 

t h e  Novato F i r e  P r o t e c t i o n  D i s t r i c t .  According t o  t h e  D i s t r i c t ,  

t h e i r  S t a t i o n  #2 l o c a t e d  on sou th  Novato ~ o u l e v a r d  is t h e  c lo s -  

e s t  s t a t i o n  and normally handles  primary f i r e  c a l l s  wi th  o t h e r  

s t a t i o n s  u t i l i z e d  a s  neces sa ry .  The type of equipment deployed 

v a r i e s  a s  c o n d i t i o n s  w a r r a n t .  Of c r i t i c a l  importance is t h e  

i-esponse t ime between Novato and Black Po in t  - approximately 

f o u r  t o  f i v e  minutes .  

Although t h e  D i s t r i c t  c o n s t r u c t e d  a  t r a i n i n g  and pa in t enance  

f a c i l i t y  on Ather ton Avenue i n  r ecen t  y e a r s ,  f u r t h e r  develop- 
. 

ment of t h i s  s i t e  a s  an a d d i t i o n a l  s t a t i o n  is p r e s e n t l y  beyond 

t h e  funding  c a p a b i l i t i e s  of t h e  D i s t r i c t .  

T h i s  problem of adequate  f i r e  p r o t e c t i 0 n . i ~  compounded f o r  

s e v e r a l  r ea sons .  A s  p r ev ious ly  s t a t e d ,  t h e  o l d  Gr id i ron  

s e c t i o n  wi th in  t h e  s o u t h e r l y  component of t h e  Planning Area,  

w i th  i t s  narrow and minimally improved s t e e p  roadways, pre-  

v e n t s  t h e  D i s t r i c t  from rende r ing  good f i r e  p r o t e c t i o n  s e r v i c e s  

under t h e  b e s t  of c i rcumstances .  l ioreover ,  t h e  type  of devel-  



opment which has occur red  i n  t h e  n o r t h e r l y  component of t h e  

Planning Area t y p i f i e d  by long  cul-de-sac s t r e e t s  ex tending  

down r i d g e l i n e s  h a s ,  i n  t h e  opinion of t h e  D i s t r i c t  and t h e i r  

c o n s u l t a n t s ,  c r e a t e d  a  s i t u a t i o n  i n  which adequacy of f i r e  

p r o t e c t i o n  s e r v i c e s  cannot be f u l l y  guaran teed .  F i r e  equip- 

ment and personne l  b a t t l i n g  s t r u c t u r a l  o r  g ra s s l and  f i r e s  a t  

t h e  end of such cul-de-sacs can e a s i l y  be entrapped should 
* - 

f i r e s  r a p i d l y  change d i r e c t i o n .  The D i s t r i c t  has expressed 

grave concern t h a t  a  continuance of t h i s  t ype  of development 

could prove hazardous t o  both equipment and personne l .  .One 

means by which t h e  p r e v a i l i n g  type  of development can be m i t i -  

g a t ed  s o  a s  t o  enhance f i r e  p r o t e c t i o n  is  t o  widen roadways 

and t o  prov ide  f o r  l a r g e  diameter  cul-de-sacs a t  t h e  end of 

r i d g e l i n e  and s i m i l a r  roadways. While such a  m i t i g a t i o n  en- 

hances t h e  a c c e s s i b i l i t y  f o r  f i r e  f i g h t i n g  equipment, it 

c o n t r a r i l y  c r e a t e s  roadways which a r e  g e n e r a l l y  cons idered  

ou t  of c h a r a c t e r  f o r  an a r e a  which most r e s i d e n t s  view r u r a l  

i n  n a t u r e .  F u r t h e r ,  widened roadways w i l l  not  n e c e s s a r i l y  

p revent  s h i f t s  i n  c o n f l a g r a t i o n s  from en t rapping  manpower and 

equipment. Widened roadways a t  diminished g r a d i e n t s  simply 

prov ide  f a s t e r  response time and means of turn-around,  and 

a l low v e h i c l e s  t o  pas s  each o t h e r .  

One of t h e  major elements which must be considered i n  any 

d i scuss ion  i n  t h e  adequacy of f i r e  p r o t e c t i o n  s e r v i c e s  is t h e  

number of dwel l ings  and t h e r e f o r e  popula t ion  t o  be se rved  by 

t h e  F i r e  P r o t e c t i o n  D i s t r i c t .  I t  is axiomat ic  t h a t  t h e  

g r e a t e r  t h e  d e n s i t y ,  t h e  g r e a t e r  t h e  need f o r  f i r e  p r o t e c t i o n  



s e r v i c e s .  Rural  d e n s i t i e s  cou ld  reduce t h e  need f o r  an urban 

l e v e l  of s t r u c t u r a l  f i r e  p r o t e c t i o n  s e r v i c e s .  

The b a s i c  des ign  of r e s i d e n t i a l  s u b d i v i s i o n s  can subs tan-  

t i a l l y  i n f l u e n c e  adequacy of f i r e  p r o t e c t i o n  s e r v i c e s  a s  we l l  

C lus t e r ed  nodes of development ad j acen t  t o  major roadways, 

e l i m i n a t i n g  t h e  need f o r  t h e  development of long cul-de-sacs ,  

can r e a d i l y  f a c i l i t a t e  enhanced f i r e  p r o t e c t i o n  s e r v i c e s .  

A d d i t i o n a l l y ,  t h e  m a t e r i a l s  used i n  dwel l ing  u n i t  c o n s t r u c t i o n  6 

and t h e  type  of in t roduced  landscaping  sur rounding  dwel l ing 
... 

u n i t s  can be a  m a t e r i a l  f a c t o r  i n  s t r u c t u r a l  f i r e  s a f e t y .  

L a s t l y ,  t h e  s i z e  of water  mains,  t h e  amount of water  p r e s s u r e  

s e n t  through such l i n e s ,  and t h e  ready a v a i l a b i l i t y  of hydran ts  

a l l  c o n t r i b u t e  t o  f i r e  s a f e t y  f o r  bo th  s t r u c t u r a l  and non- 

s t r u c t u r a l  p r o t e c t i o n  s e r v i c e s .  

According t o  t h e  Novato F i r e  P r o t e c t i o n  D i s t r i c t ,  cont inued 

development of  t h e  Black Po in t  Planning Area a t  t h e  p r e s e n t  

- -  d e n s i t y ,  des ign and improvement s t a n d a r d s  i s ,  t o  paraphrase  
- 

t h e i r  comments, an i n v i t a t i o n  t o  d i s a s t e r .  

These s t a n d a r d s  and g o a l s  were recommended by t h e  Novato 

F i r e  P r o t e c t i o n  ~ i s t r i c t  i n  a  May 1976 D r a f t  F i r e  P r o t e c t i o n  

P l a n .  They should  be used a s  a  guide f o r  development i n  Black 

Po in t  a s  modif ied by t h e  s p e c i f i c  requi rements  of  i n d i v i d u a l  

s i t e s .  

1. Grade of s t r e e t s ,  maximum grade 18%. 

2 .  Width of s t r e e t s ,  paved s u r f a c e s  of roadway, 20 f e e t ,  

minimum wid th .  

3 .  Diameter of  cul-de-sacs - 68 f t .  minimum 



4. Length  o f  dead-end o r  cu l -de - sac  r o a d s :  dead-end r o a d s ,  

maximum l e n g t h  - 130 f e e t ;  cu l -de - sac ,  maximum l e n g t h ,  

SO0 f e e t  . 
5.. Water mains  i n  o l d e r  p a r t  of d i s t r i c t  s h o u l d  b e  1.1- 

c r e a s e d  f rom 2" and 4" mains t o  6" o r  St '  mains .  

6 .  P r e v e n t  a r e a s  of  e x t r e m e  w i l d f i r e  h a z a r d ;  p u b l i c  a c c e s s  

t o  dense  b r u s h ,  s t e e p  wooded canyons .  

7. C l e a r i n g  of  h i g h l y  f lammable b r u s h  and dense  woods 

a round  r e s i d e n c e s  and a v o i d  c o m b u s t i b l e  r o o f i n g  i n  ... 
h a z a r d o u s  a r e a s .  

I n  summary, B lack  P o i n t  is  a  h i g h  r i s k  a r e a  b e c a u s e  d e v e l -  

opments a r e  p l a n n e d  f o r  h i l l s i d e  and canyon a r e a s  w i t h  s t e e p  

s l o p e s ,  t h i c k  v e g e t a t i o n  c o v e r ,  and  l i m i t e d  h a z a r d o u s  a c c e s s ,  

p a r t i c u l a r l y  where s u c h  a r e a s  b o r d e r  w i l d  woodlands and  g r a s s -  

l a n d s ,  and  b e c a u s e  of  t h e  l o n g  r e s p o n s e  t i m e  t o  c l o s e s t  f i r e  

s t a t i o n s  W e s t  o f  Highway 1 0 1 .  

- .  
The a d o p t e d  Env i ronmen ta l  Hazards  Element of  t h e  County- 

wide P l a n ,  P o l i c y  No. 1 ,  c a l l s  f o r  a v o i d i n g  development  i n  

a r e a s  i d e n t i f i e d  a s  e x t r e m e  f i r e  h a z a r d .  I f  development  i s  t o  

o c c u r ,  f i r e  r e s i s t a n t  m a t e r i a l s ,  c l e a r a n c e s  from s t r u c t u r e s  

and l a n d s c a p i n g  w i t h  f i r e  r e s i s t a n t  p l a n t s  is recommended. 

B e f o r e  development  o c c u r s  i n  s u c h  p o t e n t i a l l y  c r i t i c a l  

a r e a s ,  a d e q u a t e  f i r e  s u p p r e s s i o n  equipment  and w a t e r  s u p p l y  

s h o u l d  b e  a s s u r e d  a c c e s s  from more t h a n  one  s o u r c e  and f u e l  

b r e a k s  and f i r e  t r a i l s  m a i n t a i n e d .  

5 8 



3 .  S a n i t a t i o n :  

A l l  l a n d s  l o c a t e d  wi th in  t h e  Black Po in t  Planning Area 

a r e  l o c a t e d  beyond t h e  l i m i t s  of  t h e  Hovato S a n i t a r y  D i s t r i c t .  

The re fo re ,  a l l  dwel l ings  a s  we l l  a s  commercial and i n d u s t r i a l  

u se s  a r e  r e l i a n t  upon on - s i t e  ( s e p t i c  t ank )  was-ke water  d i s -  

p o s a l  sys tems.  - 

The absence of s a n i t a r y  sewers has  p revented  t h e  wholesale  
0 

development of l a r g e  land ho ld ings .  S e p t i c  t a n k  code pro- 

v i s i o n s  mainta ined and enforced  by t h e  County of Yarin which 

a r e  based upon l o c a t i o n s  of s e p t i c  t a n k s ,  s i z e  and capac i ty  

of d ra in f  i e l d s ,  topography,  s l o p e  and a l l i e d  c o n s i d e r a t i o n s  

have n e c e s s a r i l y  i n f luenced  t h e  minimum s i z e  of p a r c e l s  pro- 
I 

posed f o r  c r e a t i o n .  !ifany i n d i v i d u a l s  contend t h a t  t h i s  f a c t o r  

a lone  w i l l  f a c i l i t a t e  t h e  r e t e n t i o n  of t h e  r u r a l  c h a r a c t e r  of 

t h e  P lanning  Area. 

t 
The n o r t h e r l y  p b r t i o n  of t h e  Planning Area was i n  f a c t  r e -  

. . 

zoned from an o l d  In t e r im  Zoning D i s t r i c t  t o  a  new zoning 

c l a s s i f i c a t i o n  which was p r i m a r i l y  based upon rhe  a r e a ' s  a b i l -  

i t y  t o  accep t  d i s cha rges  from s e p t i c  t ank  systems.  P r e v a i l i n g  

l and  use  r e g u l a t i o n s  w i th in  t h e  s o u t h e r l y  component of t h e  

Planning Area o s t e n s i b l y  prov ide  r e g u l a t i o n s  f o r  a  two ( 2 )  

a c r e  minimum p a r c e l  a r e a  f o r  l a n d s  proposed f o r  development. 

However, t h e  a c t u a l  l o t  and ownership p a t t e r n s  w i t h i n  t h e  

s o u t h e r l y  component range between 2 ,500 squa re  f e e t  t o  over  

2 a c r e s .  U n t i l  r e c e n t l y ,  development o f  smal l  p a r c e l s  con- 

- t a i n i n g  5 ,000 t o  15 ,000  squa re  f e e t  was deemed imposs ib le  due 



t o  t h e  c o n s t r a i n t s  imposed by t h e  County 's  s e p t i c  t a n k  code 

requirements .  Exceptions g ran ted  t o  those  code requirements  

s t i m u l a t e d  t h e  'development of p a r c e l s  a s  smal l  a s  5,000 square  

f e e t  w i th in  t h e  o l d  Gr id i ron  a r e a .  Th i s  matte>r u l t i m a t e l y  

came t o  t h e  a t t e n t i o n  of t h e  Regional  Water Q u a l i t y  Cont ro l  

Board which subsequent ly  expressed  concern t o  Marin County 

about such exemption p r a c t i c e s .  The development of such sma l l  

p a r c e l s  could u l t i m a t e l y  p r e c i p i t a t e  adverse  cumulative impac ts ,  

i . e . ,  s e p t i c  t ank  d i scha rges  could f low from wi th in  p r e s c r i b e d  

p r o p e r t y  ownership downhil l  o r  downstream t o  t h e  environmental  

de t r iment  of nearby wate r  cou r se s ,  marshy lowlands,  and t h e  

Petaluma R ive r .  The a r e a  of concern expressed  by t h e  RVIQCB 

was p r i m a r i l y  d i r e c t e d  t o  t h e  a r e a  s o u t h  of Highway 37 and t h e  

Gr id i ron  i n  p a r t i c u l a r ,  bu t  conveyed s i m i l a r  imp l i ca t ions  f o r  

t h e  balance of t h e  Planning Area. Coincident  wi th  t h e  expressed 

concerns of t h e  Regional Water Q u a l i t y  Cont ro l  Board was a 

l o c a l  r e a l i z a t i o n  t h a t  cont inued b u i l d i n g  a c t i v i t i e s  w i t h i n  t h e  

Gr id i ron  a r e a ,  p r ev ious ly  desc r ibed  a s  poor ly  accessed and 

p o t e n t i a l l y  f i r e  hazardous,  would prevept  t h e  development of 

any reasonable  s o l u t i o n s  t o  t h e  problems i n h e r e n t  t o  t h e  a r e a .  

The County of Marin, through its Board of Supe rv i so r s ,  took 

two s p e c i f i c  a c t i o n s  t o  r e v e r s e  t h e  on-going s i t u a t i o n .  F i r s t ,  

an i n t e r i m  ordinance was in t roduced  and enac ted  which f o r  

p r a c t i c a l  prupdses  f o r e c l o s e d  f u r t h e r  b u i l d i n g  a c t i v i t i e s  i n  

t h e  a r e a  sou th  of Highway 37 pending completion of t h i s  r e -  

v i s ed  d r a f t  of  t h e  Black Po in t  Community P l an .  Secondly,  a  

c o n t r a c t  was awarded t o  t h e  eng inee r ing  f i rm  of Cooper Clark 

and Assoc ia tes  t o  under take t h e  p r e p a r a t i o n  of a  cumulative 



impact s tudy  r ega rd ing  t h e  cont inued  use  of s e p t i c  t a n k s  with- 

i n  t h e  Black Po in t  a r e a .  

In  a  r e p o r t  p r e sen ted  t o  t h e  P lanning  Commission i n  

August, 1978 and t h e  Board of Supe rv i so r s  i n  September, t h e  

c o n s u l t a n t s  reached t h e  fo l lowing  condlus ions :  

1. When p r o p e r t y  des igned ,  c o n s t r u c t e d  and main ta ined ,  

s e p t i c  t ank  systems have a  high degree  of r e l i a b i l i t y  

over  a reasonable  l i f e  p e r i o d .  However, h i s t o r i c a l l l y ,  

i n  g e n e r a l  p r a c t i c e ,  s e p t i c  systems-have been poor ly  

designed and mainta ined and thus  have had a  high r a t e  

of  f a i l u r e .  

2 .  The S t a t e  Water Resources Cont ro l  Board has  r e c e n t l y  

adopted p o l i c i e s  which encourage use  of i n d i v i d u a l  

sewage d i s p o s a l  sys tems i n  r u r a l  a r e a s  where sewers 

a r e  uneconomical t o  c o n s t r u c t .  

3 .  The Regional  Water Q u a l i t y  Cont ro l  Board has  adopted 

a  s e p a r a t e  p o l i c y  r e q u e s t i n g  t h a t  l p c a l  Hea l th  

A u t h o r i t i e s  adopt r e g u l a t i o n s  r e q u i r i n g  c e r t a i n  

de t e rmina t ions  be  made i n  t h e  use  of s e p t i c  t anks  

and t h a t  p e r i o d i c  i n s p e c t i o n s  be made by a  r e s p o n s i b l e  

p u b l i c  body o r  t h a t  maintenance d i s t r i c t s  be e s t a -  

b l i s h e d  t o  a s s u r e  t h e  long-term maintenance of i n d i -  

v i d u a l  secvage d i s p o s a l  sys tems .  

4 .  The r e g u l a t i o n s  accompanying t h e  Uarin County S e p t i c  

Tank Ordinance (Chapter  1 8 . 0 6 ,  Blarin County Code) 

r e q u i r i n g  1 t o  2 a c r e  minlmum l o t  s i z e s  depending on 

s l o p e  is almost never  a  c o n t r o l l i n g  f a c t o r  s i n c e  i t  



does no t  apply i f  i t  can be demonstrated t h a t  a  pro- 

posed s e p t i c  t ank  and d r a i n f i e l d  design w i l l  meet t h e  

o t h e r  p rov i s ions  of t h e  ord inance .  

5 .  The s o l i d  bedrock a r e a s  a r e  g e n e r a l l y  shal low and ex- - 
h i b i t  a  h igh i n i t i a l  pe rmeab i l i t y  r a t e  i n  t h e  upper 

l a y e r s  but  a  very low pe rmeab i l i t y  r a t e  i n  t h e  hardpan 

a r e a  and when s a t u r a t e d .  

6 .  Alluvium s o i l s  have good pe rmeab i l i t y  bu t  have sea- 

s o n a l l y  high groundwater c o n d i t i o n s .  

7.  In  g e n e r a l ,  t h e  s o i l s  found on t h e  r i d g e s  and i n  t h e  

v a l l e y s  a r e  b e t t e r  s u i t e d  f o r  o p e r a t i o n  of s e p t i c  

t ank  d r a i n f i e l d s  than a r e  t h e  t h i n n e r  s o i l s  found on 

t h e  s l o p e s .  

8 .  With t h e  except ion of s e p t i c  t ank  d r a i n f i e l d  f a i l u r e s  

' along t h e  wa te r f ron t  of t h e  Petaluma River  and obser-  

v a t i o n s  of s ea sona l  h igh groundwater c o n d i t i o n s  i n  

al luvium s o i l s ,  t h e  s e p t i c  t ank  exper ience  i n  Black 

Po in t  has been r e l a t i v e l y  good. Some d r a i n f i e l d  

f a i l u r e s  have occur red  i n  t h e  bedrock a r e a s  of Black 

Po in t  p r i m a r i l y  due t o  t h e  g e n e r a l  impermeabi l i ty  of 

t h e  har'dpan l a y e r  and s a t u r a t e d  s o i l s ;  however, where 

t h e  l o t  s i z e  is adequa te ,  d r a i n f i e l d s  can u s u a l l y  be  

extended t o  m i t i g a t e  t h e  f a i l u r e .  

9 .  Based on t h e  a n a l y s i s  of p o s s i b l e  cumulative impacts ,  

use  of minimum l o t  s i z e s  of 314 a c r e  t o  one a c r e  

should minimize t h e  chance of d r a i n f i e l d  f a i l u r e  and 

. adverse  cumulative impacts f o r  bo th  t h e  bedrock and 

al luvium a r e a s  p rov id ing  t h e  sewage d i s p o s a l  systems 



a r e  p rope r ly  designed f o r  s l o p e  and s o i l  c o n d i t i o n s  

and a r e  p rope r ly  mainta ined.  

1 0 .  Most a r e a s  of Black Po in t  except  t h e  Gr id i ron  a rea  

a r e  developing wi th .one  a c r e  l o t s  which should be 

adequate i n  terms of minimizing f a i l u r e s  and curnul- 

a t i v e  impacts provided t h e  systems a r e  p r o p e r l y  

designed and mainta ined.  
* 

11. In  t h e  G r i d i r o n ,  f a i l u r e s  and adverse  cumulat ive  

impacts could occur  i f  t h e  a r e a  con t inues  t o  develop ... 
wi th  10 ,000  square  f o o t  l o t s .  

The c o n s u l t a n t s  made t h e  fo l lowing  recommendations based on 

t h e s e  f i n d i n g s  : 

1. P e r c o l a t i o n  t e s t s  should  be r e p o r t e d  a s  t h e  drop i n  

water  l e v e l  i n  t h e  f i n a l  hour of  t h e  t e s t .  

2 .  Se tbacks  from o f f - s i t e  l and  f e a t u r e s  and e x i s t i n g  o r  

p o t e n t i a l  f u t u r e  o f f - s i t e  improvements should  be con- ... 

s i d e r e d  i n  t h e  approva l  p r o c e s s .  

3 .  Where t h e  s o i l  mantle i s  t h i n  and p e r c o l a t i o n  is 

marg ina l ,  t h e  use  of a  valved system p l u s  r e s e r v a t i o n  

f o r  a  replacement system should  be r equ i r ed .  

4 .  S p e c i a l  eng inee r ing  such a s  mounding should be r equ i r ed  

f o r  c o n s t r u c t i o n  of d r a i n f i e l d s  i n  poor ly  d ra ined  

a l luvium a r e a s .  

5 .  S p e c i a l  eng inee r ing  inc lud ing  inc reased  s e t b a c k s ,  

valved systems and wider t r e n c h  spac ing ,  should  be 

r e q u i r e d  f o r  d r a i n f i e l d s  designed on s l o p e s  exceeding 

20%. 



6 .  Lot s i z e s  of 314 a c r e  t o  one a c r e  on l e v e l  ground should  

be viewed a s  t h e  minimum s i z e  necessary  t o  minimize t h e  

p r o b a b i l i t y  of f a i l u r e s  o r  adverse  cumulative impacts .  
r i  

7 .  In o rde r  t o  a s s u r e  t h a t  s e p t i c  t ank  f a i l u r e s  a r e  cor-  

r e c t e d  and any adverse  cumulat ive  impacts a r e  m i t i g a t e d ,  

a  p u b l i c  agency should be empowered t o  make p e r i o d i c  

i n s p e c t i o n s  of a l l  s e p t i c  systems i n  o r d e r  t o  a s s u r e  

t h a t  they a r e  p rope r ly  mainta ined.  

The Planning Commission recommends t h a t  be fo re  any s e p t i c  

t ank  enforcement program is s t a r t e d ,  low- in te res t  loans  be  made 

a v a i l a b l e  t o  e l i g i b l e  homeowners, t o  a s s u r e  t h a t  r e s i d e n t s  w i l l  

no t  be  fo rced  t o  l e a v e ,  due t o  t h e  i n a b i l i t y  t o  make improvements. 

The Planning Department s t a f f  i n  its r e p o r t  t o  t h e  Planning 

Commission, made t h e  fo l lowing  a d d i t i o n a l  recommendations, i f  

i n d i v i d u a l  s e p t i c  systems a r e  t o  be employed a s  t h e  long-term 

waste d i s p o s a l  method f o r  Black P o i n t .  These were a l s o  endorsed 

by t h e  Regional  Water Q u a l i t y  Cont ro l  Board: 

1. For f l a t  p a r c e l s ,  314 of an a c r e  should be t h e  minimum 

p a r c e l  s i z e  and p a r c e l  s i z e  should  be i nc reased  t o  2 

a c r e s  minimum a t  25% s l o p e .  I t  is not  a p p r o p r i a t e  t o  

use  s e p t i c  systems on p a r c e l s  below 314 a c r e  o r  where , 

d r a i n f i e l d  s l o p e  exceeds 25%. 

2 .  A s e p t i c  tank maintenance d i s t r i c t  should  be formed t o  

a s su re  proper  maintenance of a l l  o p e r a t i n g  systems and 

should r e q u i r e  bi-annual  i n s p e c t i o n s .  



3 .  Downslope s e t b a c k s  should be i nc reased  s o  a s  t o  i n s u r e  

ad j acen t  p a r c e l s  a  reasonable  use  of p r o p e r t y .  

4 .  Before approving land d i v i s i o n s / s u b d i v i s i o n s  and o t h e r  

development p r o p o s a l s ,  t h e  l o c a t i o n  of proposed i m -  

provements on each p a r c e l  and t h e  l o c a t i o n  of bo th  

primary and replacement d r a i n f i e l d s  must be shown s o  

t h a t  r e q u i r e d  s e t b a c k s  can be a s su red .  

5 .  To i n s u r e  a l t e r n a t e  c l o s i n g a n d  r e s t i n g ,  a  dua l  valved 

d r a i n f i e l d  s y s t e q  an'd a  r e s e r v e  a r e a  f o r  an equ iva l en t  

replacement f i e l d  should  be  shown. 

6 .  When cons ide r ing  "engineered" systems t h a t  a r e  proposed 

t h a t  would s u b s t a n t i a l l y  modify t h e s e  requi rements ,  a  

performance bond t h a t  has  s u f f i c i e n t  funding t o  remedy 

a  h e a l t h  hazard f o r  a  5-year p e r i o d  should  accompany 

t h e  a p p l i c a t i o n .  

The Board of Supe rv i so r s  has  r e f e r r e d  t h e s e  f i n d i n g s  and 

recommendations from t h e  Cumulative Impact Study t o  t h e  Depart-  

ment of  P u b l i c  Works f o r  c o n s i d e r a t i o n  of r e v i s i o n s  of Chapter  

1 8 . 0 6  of Marin County Code, d e a l i n g  wi th  i n d i v i d u a l  Sewage 

Disposa l  Systems.  

The Novato S a n i t a r y  D i s t r i c t  is  p lanning  t o  phase ou t  t h e  

Bahia t r ea tmen t  p l a n t  and b u i l d  a  pump s t a t i o n  and p r e s s u r e  

p i p e l i n e  t o  t h e  Crest-School i n t e r s e c t i o n ,  thence  down School 

and g e n e r a l l y  a long Ol ive  t o  . the  Novato t r ea tmen t  p l a n t .  The 

D i s t r i c t  p l a n s  t h e  t r u n k ' l i n e  a s  a  h igh  p r e s s u r e  main, t o  

which l o c a l  s e r v i c e  connec t ions  1;ould no t  b e  p o s s i b l e .  



Recogn iz ing  t h e  d i f f i c u l t i e s  which would l i k e l y  be en-  

c o u n t e r e d  if a  s e p t i c  t a n k  ma in tenance  d i s t r i c t  were f o r m a l l y  

p r o p o s e d  f o r  t h e  B lack  P o i n t  a r e a ,  i t  is c o n c e i v a b l e  t h a t  a  

ma jo r  o v e r h a u l  t o  t h e  e x i s t i n g  s e p t i q  t a n k  s t a t u t e s  m a i n t a i n e d  

by Marin County c o u l d  i n c l u d e  a  r e q u i r e m e n t  t h a t  a l l  s e p t i c  - 
t a n k s  b e  s u b j e c t  t o  b i - a n n u a l  i n s p e c t i o n s .  C u r r e n t l y ,  o n l y  

o n - s i t e  s y s t e m s  i n s t a l l e d  s i n c e  1971  a r e  s u b j e c t  t o  r e i n s p e c t i o n ,  

and it  is presumed t h a t  many s e p t i c  t a n k  s y s t e m s  i n s t a l l e d  

p r i o r  t o  t h a t  d a t e  might  b e  o p e r a t i n g  i m p r o p e r l y .  Were a l l  

s y s t e m s  s u b j e c t  t o  i n s p e c t i o n s ,  s u c h  p rob lem s y s t e m s  c o u l d  , 
be  d e t e c t e d  and r e m e d i a l  a c t i o n  t a k e n .  T h e r e  a r e ,  however ,  

s u b s t a n t i a l  c o s t  i m p l i c a t i o n s  t o  amending t h i s  r e q u i r e m e n t .  

O b v i o u s l y ,  the number of  s e p t i c  t a n k  f i e l d  i n s p e c t o r s  would 

have  t o  be  i n c r e a s e d .  The a b i l i t y  of  t h e  County t o  assume 

a d d i t i o n a l  s t a f f i n g  c o s t s  i n  l i g h t  o f  c u r r e n t  f i n a n c i a l  

c o n s t r a i n t s  is d i f f i c u l t  t o  a s s e s s ;  were s u c h  an amendment 

advanced  and a d o p t e d ,  s u c h  r e v i s e d  r e g u l a t i o n s  would be  a p p l i -  

c a b l e  on a  Countywide b a s i s .  

4 .  Community F a c i l i t i e s :  
, 

F o r  y e a r s ,  t h e  o l d  B lack  P o i n t  Inn  s e r v e d  a s  a  f o c a l  

p o i n t  f o r  t h e  community. I n  a d d i t i o n  t o  i t s  p r i m a r y  f u n c t i o n  

a s  a  p l a c e  t o  e a t  and d r i n k ,  i t  a l s o  s e r v e d  i m p o r t a n t l y  a s  

a  p l a c e  f o r  community g a t h e r i n g s .  

Because t h e r e  a r e  no  s c h o o l s  o r  o t h e r  government b u i l d i n g s  

w i t h i n  t h e  P l a n n i n g  Area ,  i t  w a s  r h e  o n l y  p l a c e  f o r  g a t h e r i n g s  



. 
of any magnitude. S ince  i t s  d e s t r u c t i o n  by . f i r e ,  commu'nity 

meetings have by n e c e s s i t y  been h e l d  i n  t h e  basements,  ga rages ,  

fami ly  and l i v i n g  rooms of t h e  r e s i d e n t s .  Large meetings 

cannot be conducted wi th in  t h e  community and,  i n s t e a d ,  a r e  

he ld  i n  school  f a c i l i t i e s  i n  t h e  C i t y  of Novato. The Black 

Po in t  Improvement Club, one of ( i f  n o t )  t h e  o l d e s t  such 

o r g a n i z a t i o n  i n  t h e  S t a t e ,  has  s lowly been accumulating funds  

f o r  t h e  u l t i m a t e  purpose of c o n s t r u c t i n g  a  mul t i -purpose com- 

munity c e n t e r .  However, h igh  land  and c o n s t r u c t i o n  c o s t s  ..- 

t e n d  t o  thwart  t h e  e a r n e s t  e f f o r t s  of t h i s  o r g a n i z a t i o n .  

When t h e  o r i g i n a l  d r a f t  of t h i s  P lan  was pub l i shed ,  it 

was sugges ted  t h a t  a  s i t e  f o r  a  community g a t h e r i n g  f a c i l i t y  

might e x i s t  a t  t h e  wes t e r ly  end of t h e  p u b l i c  boa t  ramp park- 

i ng  l o t  immediately sou th  of t h e  Highway 32 b r i d g e  s t r u c t u r e  

over  t h e  Petaluma R ive r .  An oppor tun i ty  f o r  j o i n t  use  of 

t h i s  f a c i l i t y  s t i l l  p r e v a i l s .  A d d i t i o n a l l y ,  through ttie use  

of Housing and Community ' ~ e v e l o ~ m e n t  Act Block Grant funding ,  

an a l t e r n a t i v e  s i t e  l o c a t e d  wi th in  t h e  o l d  Black Po in t  a r e a  

has been sugges t ed .  Located o f f  Grandview Avenue and down- 

s l o p i n g  towards t h e  unimproved right-of-way of > l i s t l e r o e  Xoad, 

t h i s  s i t e  would o f f e r  good convenience t o  t h e  r e s i d e n t s  of 

o l d  Black P o i n t  and reasonable  convenience t o  r e s i d e n t s  whose 

homes a r e  l o c a t e d  i n  t h e  n o r t h e r l y  component of  t h e  Planning 

Area. However, due t o  i ts s t e e p n e s s ,  t h e  development of o f f -  

s t r e e t  park ing  f a c i l i t i e s  t o  suppor t  a  community g a t h e r i n g  

f a c i l i t y  would prove extremely d i f f i c u l t .  Th i s  same s i t e  has 



I been proposed f o r  r e s i d e n t i a l  development and va r ious  pro- 

p o s a l s  t o  accomplish t h i s  g o a l  have been submit ted t o  t h e  

County Planning Department. Actual  development f o r  r e s i -  

d e n t i a l  purposes has been d e t e r r e d  due t o  t h e  a p p l i c a b i l i t y  

of t h e  i n t e r i m  ord inance  p rev ious ly  d i scussed .  Perhaps HCDA 

I funds  which a r e  a v a i l a b l e  f o r  a c q u i s i t i o n  of t h i s  d i f f i c u l t  - 
s i t e  could be used f o r  t h e  same purpose should t h i s  s i t e  not 

3 be acqu i r ed .  

S ince  t h e  d e s t r u c t i o n  of t h e  h i s t o r i c  Black Po in t  Inn 

I 
I by f i r e  a  few y e a r s  ago, t h e r e  has  been a b s o l u t e l y  no p u b l i c  

I o r  quas i -pub l i c  p l a c e  f o r  t h e  conduct of e i t h e r  p u b l i c  

~ meetings nor f o r  s o c i a l  and /or  l o c a l  c u l t u r a l  even t s .  Meetings 

I 
f o r  groups such a s  t h e  Black P o i n t  Planning Group have of 

I 
n e c e s s i t y  been conducted i n  t h e  l i m i t e d  con f ines  o r  r e s i -  

d e n t i a l  garages  o r  fami ly  rooms. The s i z e  of such rooms has  

f r e q u e n t l y  l i m i t e d  a t tendance .  Even t h e  hfarin County Planning , 

Commission i n  t h e i r  d e l i b e r a t i o n  of t h e  Balck Po in t  Community 

Plan has  found i t s e l f  r e l i a n t  upon e i t h e r  C i v i c  Center  f a c i -  

l i t i e s  o r  t hose  of a  comparable n a t u r e  found i n  t h e  C i t y  of  

Novato. I t  is conceivable  t h a t  a permanent community 

s t r u c t u r e  could accommodate a  myriad number of u s e s ,  l i m i t e d  

i n  Scope only by t h e  l o c a l  r e s i d e n t s  d e s i r e  t o  u t i l i z e  t h e  

b u i l d i n g .  

Local  a c t i v e  r e c r e a t i o n a l  o p p o r t u n i t i e s  a r e  l i m i t e d  due 

t o  t h e  g e n e r a l  absence of school  playgrounds and o t h e r  s i t e s  

t o  accommodate t r a d i t i o n a l  a c t i v i t i e s  such a s  b a s e b a l l ,  



b a s k e t b a l l ,  e t c .  A s  t h e  a r e a  c o n t i n u e s  t o  e x p e r i e n c e  r e s i -  

d e n t i a l  development,  l o c a l  s t reets  have e x p e r i e n c e d  i n c r e a s e d  

u s e  a s  p l a y f  i e l d s ,  a  f o r c e d  and n o t  n e c e s s a r i l y  d e s i r a b l e  

a l t e r n a t i v e  t o  d e f i n e d  and deve loped  p l a y f i e l d  a r e a s .  >lore- 

o v e r ,  a s  e q u e s t r i a n  a c t i v i t i e s  i n c r e a s e  i n  p o p u l a r i t y ,  and 

i n  t h e  absence  of any d e f i n e d  and s e p a r a t e d  e q u e s t r i a n  t r a i l  
- 1  

sys tem w i t h i n  t h e  P l a n n i n g  Area,  u s e  o f  t h e  same s t r e e t s  f o r  

horseback  r i d i n g  pu rposes  h a s  a c c e l e r a t e d .  The r e s u l t s  o f  

t h i s  s i t u a t i o n  a r e  less t h a n  d e s i r a b l e  a t  b e s t  an< haza rdous  

a t  w o r s t .  

The Pe ta luma EZiver o f f e r s  v a r i e d  r e c r e a t i o n a l  a c t i v i t i e s  

i n c l u d i n g  b o a t i n g  and f i s h i n g .  I t s  p r e s e n c e  a d j a c e n t  t o  Black 

P o i n t  g i v e s  Black P o i n t  t h e  un ique  s t a t u s  o f  b e i n g  t h e  o n l y  

r i v e r  s i t e d  community i n  a l l  of  g a r i n  County.  The impor tance  

of t h i s  n a t u r a l  r e s o u r c e  f o r  bo th  r e c r e a t i o n a l  and v i s u a l  

pu rposes  i s  a  key e lement  i n  g i v i n g  Black P o i n t  a  un ique  

i d e n t i t y .  

5 .  Local  Government : 

A s  is e v i d e n t  i n  t h e  p r e v i o u s  p o r t i o n s  of t h i s  p l a n ,  Black 

P o i n t  r e c e i v e s  i t s  s e r v i c e s  t h rough  t a x  payments t o  v a r i o u s  

s p e c i a l  d i s t r i c t s  and t o  t h e  County o f  Marin .  There  i s  no 

s p e c i a l  d i s t r i c t  c o i n c i d e n t  w i t h  t h e  o v e r a l l  b o u n d a r i e s . o f  

t h e  P l ann ing  Area.  While r e s i d e n t s  of  t h e  Black P o i n t  a r e a  

have n o t  e x p r e s s e d  a  p a r t i c u l a r  d e s i r e  f o r  i n c o r p o r a t i o n  a s  - 
a  c i t y ,  t h e r e  is g e n e r a l  f e e l i n g  a g a i n s t  t o t a l  o r  i n c r e m e n t a l  



annexat ions  by t h e  C i ty  of Novato. The r ecen t  passage of t h e  

~ Sta tewide  P ropos i t i on  13 p rope r ty  t a x  reform i n i t i a t i v e  may 

have bea r ing  on bo th  t h e  annexat ion p o l i c i e s  of t h e  C i t y  o f  

Novato and 'upon any e f f o r t s  t o  e s t a b l i s h  a  l o c a l l y  e l e c t e d  

d i s t r i c t  cover ing Black P o i n t .  For  example, whi le  a  ma jo r i t y  

1 - of v o t e r s  wi th in  t h e  Planning Area might approve t h e  e s t a b l i s h -  
I 

I ment of a  l o c a l  d i s t r i c t ,  c u r r e n t  r e g u l a t i o n s  would r e q u i r e  a  

1 two-thi rds  ma jo r i t y  of a l l  r e g i s t e r e d  v o t e r s  w i th in  such a  

I 
d i s t r i c k  i n  o rde r  t o  e s t a b l i s h  a  t a x  r a t e .  ~ i k e w i s e ,  t h e  

1 f i n a n c i a l  c o n s t r a i n t s  on t h e  C i t y  of Novato through t h e  same 

i n i t i a t i v e  w i l l  l i k e l y  d imin ish  t h e  f u r t h e r a n c e  of an aggres-  

s i v e  annexat ion campaign i n  t h e  Black Po in t  a r e a .  With sub- 

s t a n t i a l l y  reduced p rope r ty  t a x  r e sou rces  r e s u l t a n t  from Pro- 

p o s i t i o n  13 ,  t h e  c a p i t a l  improvement funding c a p a b i l i t y  of 

t h e  County has  been s h a r p l y  c u r t a i l e d .  Prev ious ly  s t a t e d  

l o c a l  community g o a l s  such a s  t h e  development of an e q u e s t r i a n  

t r a i l  sxstern w i l l  con t inue  t o  r e c e i v e  governmental moral sup- 

p o r t  b i t  t h e  funding t o  achieve such programs is  probably no 

longer  a v a i l a b l e .  The Black Po in t  a r e a  cannot expect  t o  s e e  

i nc reased  p u b l i c  s e r v i c e s  provided by s p e c i a l  d i s t r i c t s  

which s e r v e  t h e  community. For example, t h e  f i r e  f i g h t i n g  

t r a i n i n g  c e n t e r  l o c a t e d  on Atherton Avenue which could be 

f u r t h e r  developed a s  a l o c a l  f i r e  s t a t i o n  t o  improve response 

time t o  t h e  a r e a  m i l l  undoubtedly remain a  t r a i n i n g  c e n t e r .  

R e s t r i c t i o n s  on revenue gene ra t ions  through p rope r ty  t a x  i n -  

c r e a s e s  prevent  t h e  funding of bo th  c a p i t a l  improvement pro- 

j e c t s ,  i . e . ,  new f  i r e  s t a t i o n s ,  a s  w e l l  a s  t h e  manpower t o  

mainta in  such s t a t i o n s .  P ropos i t i on  1 3  w i l l ,  t h e r e f o r e ,  have 



a  profound e f f e c t  upon Black P o i n t .  

6 .  P o l i c i e s ,  Programs, Impacts and ? t I i t iga t ion  Measures: 

P u b l i c  S e r v i c e s  

1. Seek approval  from t h e  County of Marin t o  c o n s t r u c t  

a  l o c a l l y  f i nanced  community c e n t e r  on l ands  l o c a t e d  

a d j o i n i n g  and west of t h e  County i n s t a l l e d  and 

mainta ined boat  ramp park ing  l o t  sou th  of Highway 37 - 
Petaluma River  Bridge.  

Impacts : 

Except f o r  s h o r t  term impacts a s s o c i a t e d  wi th  t h e  

c o n s t r u c t i o n  of a  community c e n t e r  a t  t h e  r eques t ed  

l o c a t i o n  were t h i s  p o l i c y  recommendation accep ted ,  

i . e . ,  n o i s e ,  d u s t ,  l i m i t e d  use  of energy t o  power 

mechanical dev ices ,  e t c . ,  no adverse  impacts a r e  

i d e n t i f i e d .  The a c t u a l  e s t ab l i shmen t  of a  community 

c e n t e r  t o  p rov ide  a  l o c a l  p l a c e  f o r  community meetings 

w i l l  l i k e l y  c r e a t e  p o s i t i v e  s o c i a l  impacts .  

M i t i g a t i o n  4Ieasure : 

None neces sa ry .  

2 .  E s t a b l i s h  a  l o c a l l y  r e p r e s e n t e d  c i t i z e n s '  adv isory  

group t o  perform such d i v e r s e  f u n c t i o n s  a s  adv i s ing  

t h e  County on land development p roposa l s  w i th in  t h e  

Planning Area; and main ta in ing  open l i n e s  of commu- 

n i c a t i o n  wi th  nearby p o l i t i c a l  s d b d i v i s i o n  such a s  



t h e  C i t y  of Novato on i s s u e s  such a s  the P l e a s u r e  

F a i r e ,  p r e s e r v a t i o n  of t h e  f l o o d  p l a i n s  a s  open space  

and t h e  f u t u r e  use  of Hamilton A i r  Force Base,  and 

the .County of Sonoma r e l a t i v e  t o  p r e s e n t  and f u t u r e  

land use  p o l i c i e s  on t h e  e a s t  s i d e  of t h e  Petaluma 

River .  

Impacts : 

The es tab l i shment  of a  l o c a l  c i t i z e n s '  group and its 

formal r ecogn i t i on  by t h e  County of Marin would not 

i n  i t s e l f  c r e a t e  any adverse  impacts .  Indeed,  t h e  

work of such a  group could conceivably he lp  a s s u r e  

1 and mainta in  t h e  i n t e g r i t y  of t h e  Black Po in t  a r e a  a s  

a  r u r a l  r e s i d e n t i a l  a r e a .  

Mi t iga t ion  Measure : 

None neces sa ry .  

3 .  Work wi th  t h e  C i ty  of Novato and t h e  l l a r in  County 
. . . 

Local Agency Formation Commission i n  developing and 

e s t a b l i s h i n g  e i t h e r  a  Sphere of In f luence  f o r  Black 

P o i n t  i n t o  which annexat ions  by t h e  C i t y  of Novato 

would be  p r o h i b i t e d ,  o r  seek  t h e  development and 

es tab l i shment  of an Urban Limit Line surrounding 

Novato beyond which t h e  annexat ions  i n t o  Black Poin t  

would be b a r r e d .  

Impacts: 

The es tab l i shment  of a  Black P o i n t  Sphere of In f luence  

is viewed a s  a  p o s i t i v e  impact i n  t h a t  piecemeal and 



premature convers ion of r u r a l  l ands  t o  urban use  

would be e l i m i n a t e d .  Cos t ly  e x t e n s i o n s  of t h e  i n f r a -  

s t r u c t u r e s  necessary  t o  suppor t  urban development, 

i . e . ,  water  mains and roadway widening p r o j e c t s  could 

t h u s  be avaided o r  s u b s t a n t i a l l y  minimized. Moreover, 

t h e  e s t ab l i shmen t  of such a  Sphere of In f luence  would 

prove b e n e f i c i a l  t o  t h e  t axpaye r s  i n  t h e  C i t y  of 

Novato a s  w e l l .  

M i t i g a t i o n  measure: 

None necessary .  



. ROADS AND STREETS 

WATERWAYS 

RAILWAYS 

PUBLIC TRANSPORTATION 

TR'AILS 

POLICIES, PROGRAMS, IMPACTS AND UITIGBTION 
MEASURES 



CIRCULATION 

ROADS AND STREETS: 

The Black Po in t  a r e a  is p r e s e n t l y  s e rved  by two access  

roads :  Highway 37,  a  l i m i t e d  access  d iv ided  highway mainta ined 

by t h e  S t a t e  which t r a v e r s e s  t h e  Planning Area on an eas t -west  

r o u t e  and des igna ted  by t h e  Novato General  Plan a s  a  s c e n i c  

highway; and Ather ton Avenue, County mainta ined and des igna ted  

a s  an a r t e r i a l  road by t h e  l l a r in  Countywide P lan  and t r a v e r s -  

i n g  t h e  Planning Area on a  nor th-south r o u t e .  

The remaining s t r e e t s  and roadways wi th in  t h e  Planning Area 

f a l l  w i th in  t h e  c l a s s i f i c a t i o n  of R e s i d e n t i a l  Roads o r  Resi- 

d e n t i a l  Cul-de-sac Roads. A s  is  evidenced i n  t h e  Roadway 

S t a t u s  Report found wi th in  t h e  Appendix of t h i s  P l a n ,  few of 

t h e  e x i s t i n g  roads  c u r r e n t l y  meet e x i s t i n g  County s t a n d a r d s ,  

and many roads  and s t r e e t s  a r e  not  p u b l i c l y  mainta ined.  

While t h e  School Road/Crest Drive thruway, Harbor Dr ive ,  

Grandview from t h e  junc t ion  a t  Sarbor  Drive t o  t h e  h i l l t o p  

a t  t h e  L i e b e r t  Gates a r e  County main ta ined ,  I o l a n t h u s ,  ex- 

t end ing  from Grandview and provid ing  access  t o  t h e  Gr id i ron  and 

t o  Day I s l a n d  is not  a  p u b l i c l y  mainta ined road .  Some s t r e e t s  

such a s  Cedar,  M i s t l e t o e ,  San Rafae l  and Bay View e x i s t  on 

paper on ly .  The s i t u a t i o n  i s  p a r t i c u l a r l y  acu te  i n  t h e  

Gr id i ron  a r e a  where s t r e e t s  were p l a t t e d  withour r ega rd  t o  

topographic  c o n d i t i o n s ,  Although it  would be h igh ly  d e s i r a b l e  

t o  upgrade t h e  subs tandard  s t r e e t s  and roads  w i th in  t h e  



Planning Area, l o c a l  funding a s s i s t a n c e  f o r  such a  major pro- 

gram i s  not  (no r  i s  i t  l i k e l y  t o  become) a v a i l a b l e .  There- 

f o r e ,  any upgrading of such s t r e e t s  and roads  w i l l  con t inue  t o  

remain t h e  r e s p o n s i b i l i t y  of t h e  owners of t h e  a d j o i n i n g ' .  

p a r c e l s .  \Yere such roadways brought up t o  p r e v a i l i n g  County 

right-of-way and improvement s t a n d a r d s ,  t h e  County might con- 
; I 

s i d e r  accep t ing  t h e  roads  f o r  p u b l i c  maintenance.  

Recognizing t h a t  t h e  Black P o i n t  community is expe r i enc ing  

new development and growth, newly proposed s t r e e t s  and road- 

ways can be designed t o  meet c u r r e n t  County s t a n d a r d s  a s  pre-  

s c r i b e d  by Sec t ion  24.04 of T i t l e  2 4  of t h e  hlarin County Code 

r e g a r d l e s s  of whether such roadways a r e  t o  be o f f e r e d  f o r  

p u b l i c  ded ica t ion  o r  t o  be mainta ined a s  p r i v a t e  s t r e e t s .  A s  

c i t e d  e a r l i e r  i n  t h i s  P l a n ,  t h e  n a t u r e  and design of both  o l d  

and new roadways has  been a  g rave  concern of t h e  Novato F i r e  

P r o t e c t i o n  D i s t r i c t .  New roadways wi th in  t h e  n o r t h e r l y  com- 

ponent of t h e  Planning Area ex tend  up and down r i d g e l i n e s  and 

end i n  cul-de-sacs .  These new roadways a r e  g e n e r a l l y  f a i r l y  

narrow i n  width  i n  comparison wi th  t h e  d e n s i t y  and t r a f f i c  

t h a t  t h e  p re sen t  zoning could  produce.  In t h e  o l d  Black Po in t  

a r e a ,  t h e  main road p rov id ing  a c c e s s  t o  t h e  a r e a  (Grandview) 

is a l s o  r e l a t i v e l y  narrow and c i r c u i t o u s .  Once p a s t  t h i s  

b o t t l e n e c k ,  t h e  s i t u a t i o n  f u r t h e r  e rodes  w i t h i n  t h e  G r i d i r o n ,  

where g r a d i e n t s  sometimes exceed 2570 and where paving inprove-  

ments a r e  non-ex i s t en t .  



A long d e s i r e d  community goa l  t o  minimize p a r t  of t h e  

a r e a ' s  access  and c i r c u l a t i o n  problems has  been t h e  use  and 

development of  t h e  M i s t l e t o e  right-of-way a s  a secondary o r  

one-way couple t  access  t o  o l d  Black P o i n t .  Although develop- 

ment of t h i s  right-of-way can be accomplished, t h e r e  e x i s t s  

v i r t u a l l y  p a r a l l e l  and p a r t i a l l y  w i th in  t h e  M i s t l e t o e  r i g h t -  

of-way a s easona l  water  course .  Because of t h i s  n a t u r a l  con- 

. d i t i o n ,  f u t u r e  improvement of t h e  S l i s t l e t o e  right-of-way could 

' prove extremely expensive a t  both  design and c o n s t r u c t i o n  

s t a g e s .  An a l t e r n a t e  r o u t e  u s i n g  t h e  e x i s t i n g  rights-of-way 

of B e a t t i e  and Murphy Lane p l u s  a connect ion i n  between could 

I become t h e  major two-way acces s  t o  o l d  Black P o i n t .  T h i s  
I 

a l t e r n a t i v e  was a l s o  i d e n t i f i e d  by t h e  Planning Department i n  

i t s  o v e r a l l  review of t h e  Gr id i ron  a r e a  i n  o l d  Black P o i n t .  

That s tudy  suggested t h a t  Oak and Laure l  be l i n k e d  about 250 

f e e t  above t h e  San Rafae l  right-of-way and t h a t  cul-de-sacs 

s u i t a b l e  f o r  f i r e  p r o t e c t i o n  v e h i c l e s  be developed a t  t h e  ends 

of Xorton, Holly and Grandview/>,fist letoe.  

WATERWAYS : 

The Petaluma River  l o c a t e d  on t h e  e a s t e r l y  boundary of t h e  

Black Po in t  Planning Area, is  one of f o u r  ( 4 )  navigable  r i v e r s  

i n  t h e  S t a t e  of C a l i f o r n i a .  U n t i l  t h e  e a r l y  19501s ,  t h e  

Petaluma River  ( t h e n  c a l l e d  Petaluma Creek) was used ex t ens ive ly  

f o r  marine nav iga t ion  and commerce. The r i v e r  steamer "Gold" 

made a n i g h t l y  run between San Franc isco  and Petaluma convey- 

i ng  pas senge r s ,  eggs and chickens  u n t i l  1952, f o r  example. 



Today, however, a l though  t h e  River  channel  i s  mainta ined by 

t h e  Army Corps of Engineers ,  t h e  waterway is used by p l e a s u r e  

c r a f t  p r i m a r i l y .  To accommodate t h e  needs of b o a t e r s ,  t h e  

County has i n s t a l l e d  a  boat  launching ramp a longs ide  t h e  

Highway 37 b r i d g e ,  a  f a c i l i t y  which en joys  s u b s t a n t i a l  p u b l i c  

u se .  Across t h e  r i v e r  and l o c a t e d  wi th in  Sonoma County is 
/ 

t h e  Shellma!ker p r o j e c t .  Developed i n  r e c e n t  y e a r s  a s  an in-  

dus t r i a l / commerc i a l  and r e c r e a t i o n a l  p r o j e c t ,  t h e  s h o r e l i n e  

and ad jo in ing  marsh have been s u b s t a n t i a l l y  a l t e r e d .  V i s i b l e  

from Black P o i n t ,  t h e  p r o j e c t  has  long been of g rave  concern 

t o  r e s i d e n t s  of t h e  community. In  a d d i t i o n  t o  v i s u a l l y  i m -  ' 

p a c t i n g  Black P o i n t ,  i nc reased  marine use  of t h e  r i v e r  could 

have a  degrading impact upon t h e  waterway. High speed boa t -  

i n g  a c t i v i t i e s  cou ld  c r e a t e  wave a c t i o n s  which could degrade 

t h e  surrounding marshy low-lands a s  h a b i t a t  a r e a s .  The n o i s e  

a lone  from h igh  powered w a t e r c r a f t  can d i s t u r b  ' the h a b i t a t  

va lue  of t h i s  a r e a .  

River  commerce and cargo volumes (approximately  300,000 

t o n s  annua l ly )  on t h e  r i v e r  c o n s i s t  p r i m a r i l y  of sandy g r a v e l ,  

s h e l l ,  g r a i n ,  conc re t e  and petroleum.  

RAILWAYS : 

P a r a l l e l i n g  S t a t e  Highway 37 on an eas t -west  r o u t e  i s  t h e  

Xorthwestern P a c i f i c  Ra i l road  Line ,  a  s u b s i d i a r y  of t h e  Southern 

P a c i f i c  T ranspor t a t i on  Company. Passenger  s e r v i c e  on t h e  l i n e  

was abandoned decades ago and on ly  f r e i g h t '  s e r v i c e  is c u r r e n t -  - 

l y  provided.  This  r a i l r o a d  provides  s e r v i c e  t o  t h e  two 



i n d u s t r i e s  l o c a t e d  wi th in  t h e  Planning Area: a  lumber yard 

and a  b e e r  warehousing and d i s t r i b u t i n g  f a c i l i t y .  While 

s e r v i n g  l o c a l  Black Poin t  i n d u s t r i e s ,  t h i s  r a i l  l i n e ' s  

primary importance is  i ts  l i nkage  between ' the  Southern P a c i f i c  

main l i n e  a t  Fa i r f i e ld -Su i sun  C i t y  v i a  S h e l l v i l l e  t o  t h e  west 

and t h e  e n t i r e  P a c i f i c  Northwest a r e a  of C a l i f o r n i a .  The 

frequency of s e r v i c e  on t h e  l i n e  v a r i e s  wi th  lumber load ings  

a from Northern C a l i f o r n i a  and t h e  shipment of goods and mater i -  

a l s  t o  bo th  San Rafae l  and p o i n t s  no r th .  A t  l e a s t  two sched- 

u l ed  f r e i g h t s  pas s  through Black Poin t  each day. The swing 

r a i l r o a d  b r idge  a c r o s s  t h e  Petaluma River  is normally kep t  i n  

t h e  open p o s i t i o n  u n t i l  approaching t r a i n s  n e c e s s i t a t e  i t s  

c l o s u r e  by a  b r idge  t e n d e r .  Th i s  pe rmi t s  unimpeded u s e  of t h e  

r i v e r  f o r  w a t e r c r a f t  and p reven t s  unsafe  t r e s p a s s i n g  on t h e  

b r idge  i t s e l f .  The h o r i z o n t a l  c l ea rance  is  110 f t . ,  v e r t i c a l  

c l e a r a n c e  is  7 f t .  The b r i d g e  was b u i l t  i n  1911. 

PUBLIC TRAXSPORTATION: 

P a c i f i c  Greyhound Lines  prov ides  two round t r i p s  d a i l y  

between San Franc isco  and Black P o i n t .  S tops  a r e  l o c a t e d  on 

Highway 37 a t  t h e  Atherton Avenue off-ramp f o r  northbound 

coaches and a t  Cres t  Road f o r  southbound coaches.  Because of 

t h e  l i m i t e d  popula t ion  wi th in  t h e  Planning Area, no bus 

s e r v i c e  is provided  by t h e  Golden Gate Bridge,  iIighway and 

Transpor t a t i on  D i s t r i c t .  Although r e s i d e n t s  of t h e  a r e a  f avo r  

improved t r a n s i t  s e r v i c e ,  t h e  l ikel ihoocl  of a c t u a l l y  ach iev ing  

improved s e r v i c e  is remote a t  t h i s  t ime .  Proper ty  owners 



wi th in  t h e  Planning Area pay t h e  same 5$ p e r  $100.00 of 

a s s e s s e d  v a l u a t i o n  a s  do o t h e r  p rope r ty  owners w i t h i n  klarin 

County f o r  t h e  suppor t  of t h e  Marin County T r a n s i t  D i s t r i c t .  

I Although l o c a l  Black Po in t  r e s i d e n t s  cannot c la im any d i r e c t  

b e n e f i t  from t h e  payment of t a x e s  t o  suppor t  l o c a l  t r a n s i t  

s e r v i c e s ,  i n c r e a s e  i n  popu la t ion  r e s u l t a n t  from t h e  b u i l d -  - 
out  of t h e  Black P o i n t  Community might u l t i m a t e l y  warrant  an 

1 ex tens ion  of l o c a l  t r a n s i t  s e r v i c e  t o  t h e  a r e a .  Should im- 
. 

proved p u b l i c  t r a n s i t  be extended t o  t h e  Black P o i n t  P lanning  

Area a long t h e  Highway 37 c o r r i d o r ,  i t  would be a p p r o p r i a t e  

t o  i n t roduce  a  l i m i t e d  number of park ing  spaces  i n  t h e  v i c i n i t y  

of bus  s t o p s  f o r  t h e  b e n e f i t  of commuters. However, because 

t h e  i n t r o d u c t i o n  of such improved s e r v i c e s  i n  t h e  f u t u r e  can- 

no t  be  r e l i a b l y  p r e d i c a t e d ,  t h e  exac t  l o c a t i o n  of such suppor t  

park ing  f a c i l i t i e s  cannot be qu3n t i f ed  a s  t o  t h e  exac t  number 

of spaces  nor  a s  t o  t h e  p r e c i s e  l o c a t i o n  of such suppor t  f a c i -  

l i t i e s .  

TRAILS : 

A s  no ted  e a r l i e r ,  a s  t h e  Black Poin t  Community con t inues  

t o  develop,  t h e  need f o r  an e q u e s t r i a n  t r a i l  system w i l l  

e s c a l a t e .  While t h e  community has expressed  a  s t r o n g  d e s i r e  

f o r  t h e  i n t r o d u c t i o n  of such a  t r a i l  system i n t o  t h e  community 

v i a  its p u b l i c  op in ion  survey ,  t h e  funding  c a p a b i l i t y  of t h e  

County t o  under take such a  p r o j e c t  remains remote.  And be- 

cause  most roadways have been l a i d  o u t  a long narrow and s t e e p  , 



r i d g e l i n e s ,  t h e  a b i l i t y  t o  s ecu re  a d d i t i o n a l  right-of-way 

widths  t o  accommodate an e q u e s t r i a n  t r a i l  becomes d i f f i c u l t .  

F u r t h e r ,  t h e  subd iv i s ion  of undeveloped l ands  i n t o  s t anda rd  

r e s i d e n t i a l  s i t e s  f u r t h e r  p r e v e n t s t h e  es tab l i shment  of i n t e -  

i g r a t e d  open space a r e a s  where e q u e s t r i a n  a c t i v i t i e s  could 

o therwise  occur .  The es tab l i shment  of any t r a i l  system w i l l  

I t h e r e f o r e  of n e c e s s i t y  involve  t h e  w i l l i n g n e s s  of concerned 

. and a f f e c t e d ' p r o p e r t y  owners t o  g r a n t  e q u e s t r i a n  rights-of-way 

I t o  one another  i n  o rde r  t o  develop such a  t r a i l  system. , 

FOLICIES , PROGRAMS, IhlPACTS BXD MITIGATION MEASURES : 

CISCULATION 

1. Request t h e  Marin County Department of P u b l i c  Works t o  

under take a  s p e c i f i c  des ign  and eng inee r ing  s tudy  f o r  t h e  

es tab l i shment  of a  new roadway s e r v i n g  t h e  Gr id i ron  a r e a  

u s ing  t h e  "paper" right-of-way of 3 I i s t l e toe  Avenue.. Were 

i t  proven f e a s i b l e  t o  develop t h i s  r i g h t - o f - ~ a y , ~ Y i s t l e t o e  

and Grandview Avenues could func t ion  a s  one-way c o u p l e t s  

t o  s e r v e  t h e  o l d  Black Po in t  and Gr id i ron  a r e a s .  

Impacts : 

The f u l l  impacts and necessary  m i t i g a t i o n  measures of 

t h i s  po l i cy  would have t o  b e  f u l l y  addressed du r ing  and 

a f t e r  design phase and p r i o r  t o  any cons t ruc t ion  a c t i v i t i e s .  . 

2 .  Seek a s  a  long-term goal  t h e  es tab l i shment  of r e g u l a r  com- 

muter bus s e r v i c e  from Black Poin t  t o  San Franc isco  and 

points-  i n  Marin County when t h e  popula t ion  of t h e  community 



i n c r e a s e s  s u f f i c i e n t l y  t o  c r e a t e  a  reasonably  economical 

pat ronage l e v e l .  

I-: 

' The f u t u r e  i n t r o d u c t i o n  of commuter bus s e r v i c e  t o  and 

from Black P o i n t  w i l l  d imin ish  r e l i a n c e  upon t h e  p r i v a t e  

automobile and t h e r e f o r e  w i l l  have a  s a l u t o r y  impact 

upon t h e  conserva t ion  of automotive f u e l ,  a  Nat iona l  r e -  

source  i n  c r i t i c a l  supply .  

3 .  In  o r h e r  t o  main ta in  t h e  r u r a l  c h a r a c t e r  of t h e  Planning 

a r e a ,  ne,w s t r e e t s  and roads  should  be developed a t  t h e  

minimum s c a l e  commensurate w i th  a n t i c i p a t e d  t r a f f i c  pro- 

j e c t i o n s  and f o r  f i r e  p r o t e c t i o n  purposes .  

Impacts: 

kiinimizing roadway improvements i n  t h e  new developments 

w i l l  d imin ish  t h e  e x t e n t  and degree of environmental  

damage t o  p r e s e n t l y  undeveloped a r e a s .  However, t h e  i n t r o -  

duc t ion  of new roadways c a r r i e s  a  secondary impact when 

homes a r e  cons t ruc t ed  on p a r c e l s  s e rved  by such new road- 

ways. Removal of  t r e e s ,  g r a s s e s  and a l l i e d  v e g e t a t i o n  and 

t h e  d i s r u p t i o n  of h a b i t a t  a r e a s  a r e  d i r e c t  impacts of such 

development. 

M i t i g a t i o n  Measures: 

Require t h e  c l u s t e r i n g  of new dwel l ings  t o  minimize t h e  

l eng th  of new roadway; r e q u i r e  t h e  p r e p a r a t i o n  of Environ- 

mental  Assessments p r i o r  t o  t h e  development of new roadway 

p roposa l s  t o  avoid t o  t h e  e x t e n t  p o s s i b l e  i d e n t i f i e d  

h a b i t a t  a r e a s  o r  a r e a s  of g e o l o g i c a l  i n s t a b i l i t y .  



4 .  Re ta in  t h e  %farin Countywide P lan  des igna t ion  of l t h e r t o n  

I Avenue a s  an " A r t e r i a l  Road" wi th  even tua l  improvement a s  

I 
l 

a  two-lane road us ing  County funds .  U n t i l  a  more compre- 

I hensive t r a f f i c  s tudy  is done, no,new t r a f f i c  l a n e s  o r  

1 - '  
t u r n i n g  l a n e s  should be added. ~ e s i g n a t e  Cres t  Road a s  

a  R e s i d e n t i a l  Feeder Road t e rmina t ing  a t  t h e  i n t e r s e c t i o n  

of School Road and Anton Way; d e s i g n a t e  a l l  o t h e r  s t r e e t s  

1 ..- and roads  w i th in  t h e  Black Po in t  Planning Area a s  e i t h e r  

"Res iden t i a l  Road" o r  "Res iden t i a l  Cul-de-sac Roads." 

Impacts:  

The des igna t ion  of Ather ton Avenue a s  an " A r t e r i a l  Road" 

was based upon e x i s t i n g  and p r o j e c t e d  t r a f f i c  volumes. 
I 

It is a l r eady  being used a t  t h i s  l e v e l  of s e r v i c e .  A 

I r educ t ion  i n  t h e  l e v e l  of improvement wi thout  a  decrease  
I 

I i n  p r o j e c t e d  t r a f f i c  would r e s u l t  i n  i nc reased  l e v e l  of 

1 exhaust  p o l l u t a n t s .  

I - 
5. Require, a s  a  cond i t i on  of development wi th in  t h e  Gr id i ron  

a r e a  t h e  improvement of i n t e r i o r  roadways s u b j e c t  t o  

f u r t h e r  a n a l y s i s  by t h e  P u b l i c  Works Department. Cul-de- 

s a c s  near  t h e  ends of Norton,  Holly and Grandview/i I is t le toe  

should  be given p r i o r i t y  c o n s i d e r a t i o n .  
! Impacts:  

Roadway improvements a s  o u t l i n e d  i n  t h e  above p o l i c y  a r e  

in tended  a s  m i t i g a t i o n  measures t o  a  p r e s e n t l y  p r e c a r i o u s  

s i t u a t i o n  which p reven t s  t h e  Novato F i r e  P r o t e c t i o n  

D i s t r i c t  from rende r ing  adequate f i r e  p r o t e c t i o n  s e r v i c e s .  



Shor tz te rm impacts  a s s o c i a t e d  w i t h  t h i s  p o l i c y  inc lude  

n o i s e  and dus t  from c o n s t r u c t i o n  equipment and n e g l i g i b l e  

use  of non- rep len ishable  f u e l s .  

6 .  Uain ta in  t h e  e x i s t i n g  s e r v i c e  road which ex tends  around 

t h e  base  of t h e   ridir iron a r e a  a s  an a l t e r n a t i v e  emergency 

r o u t e  f o r  bo th  r e s i d e n t s  of t h e  a r e a ,  f o r  emergency s e r -  

v i c e  v e h i c l e s ,  and f o r  p o t e n t i a l  use  a s  an emergency e x i t  b 

from t h e  a d j o i n i n g  P l e a s u r e  F a i r e  p rope r ty  

Impacts:  

A s  t h i s  roadway e x i s t s ,  no impacts a r e  a s s o c i a t e d  from its 

des igna t ion  a s  an emergency r o u t e  i n  t h e  event  of f i r e  o r  

s i m i l a r  d i s a s t e r .  

7 .  Upon f u r t h e r  development of t h e  Bahia a r e a  i n  t h e  incorpo- 

r a t e d  a r e a  immediately n o r t h  of Black P o i n t ,  s eek  t h e  con- 

n e c t i o n  of t h e  two s t u b  ends  of C r e s t  Road i n  t h e  n o r t h e r l y  

component of  t h e  Planning Area t o  s e r v e  on ly  a s :  

a .  Emergency s e r v i c e s  roadway f o r  f i r e  p r o t e c t i o n  

v e h i c l e s .  
4 

b.  An e q u e s t r i a n  and p e d e s t r i a n  t r a i l .  

It should  be c l e a r l y  s t a t e d  t h a t  t h e  p lan  opposes any con- 

n e c t i o n  of t h e s e  two roadway elements  a s  a  normally 

t r a v e l l e d  v e h i c u l a r  r o u t e .  Such a change could p r e s e n t  

un tenable  t r a f f i c  burdens on t h e  otherwi-se r u r a l  c h a r a c t e r  

of t h e  a r e a .  

- 



Impacts : 

Impacts a s s o c i a t e d  wi th  t h e  c r e a t i o n  of an emergency 

s e r v i c e s  and p e d e s t r i a n l e q u e s t r i a n  l i n k  between t h e  

p r e s e n t l y  unconnected ends of Crest .Road a r e  viewed a s  

m i t i g a t i o n  measures t o  t h e  e x i s t i n g  absence of f u l l y  

adequate f i r e  p r o t e c t i o n  c i r c u l a t i o n  r o u t e s  and t o  t h e  

absence of p e d e s t r i a n  and e q u e s t r i a n  t r a i l s  w i th in  t h e  

Planning Area. The shor t - term impacts a s s o c i a t e d  wi th  

t h e  a c t u a l  development of t h i s  connector  f o r  s p e c i a l i z e d  

purposes  is f a r  outweighed by t h e  p o s i t i v e  b e n e f i t s  which 

would accrue  t o  t h e  Planning Area a s  a  r e s u l t  of  such 

8.  Request t h e  Department of P u b l i c  Works t o  e v a l u a t e  r o u t e s  

f o r  a d d i t i o n a l  access  between Atherton Avenue and Cres t  

Road, t o  improve f i r e  p r o t e c t i o n  acces s  and t o  he lp  r e -  

d i s t r i b u t i  t r a f f i c  d e s t i n e d  f o r  Crest Road and t h e  cul-de- 

s a c s  along Cres t  Road. 

Impacts: 

Would be determined a t  t h e  t ime of s p e c i f i c  a l ignments  

is  recommended 

9 .  Where f e a s i b l e ,  developments should inc lude  t r a i l s  f o r  

p e d e s t r i a n  and e q u e s t r i a n  use .  

Impacts : 

Would be determined a s  p a r t  of eva lua t ion  of development 

p r o p o s a l s .  





. . 

ENVIRONMENTAL IMPACT REPORT SUMMARY 

ENVIRONhIENTAL E F F E C T S  WHICH CAlUNOT BE AVOIDED 

ALTERNATIVES TO THE PROPOSED ACTION 

SHORT TERM U S E S  

IRREVERSIBLE ENVIRONMENTAL CHAXGES 

GROWTH INDUCING IMPACTS 

ENERGY CONSERVATION MEASURES 



Any S i g n i f i c a n t  Environmental E f f e c t s  Which Cannot Be Avoided 

I f  t h e  Proposa l  is  Implemented: 

There a r e  no recommendations i n  t h e  Black Po in t  Community 

Plan which demonstrate t h e  p o t e n t i a l  of e i t h e r  major adverse  

-, environmental  impact o r  which cannot be r e a d i l y  m i t i g a t e d .  

The Plan advances few a c t u a l  p r o j e c t s  which involve  e i t h e r  . 
major expendi tures  of funds  o r  d e p l e t i o n  of r e sou rces .  The 

Plan p r i m a r i l y  addresses  a s p e c t s  of form and design of devel-  

opment, minor s e r v i c e s  o r  f a c i l i t i e s  which a r e  expected t o  

enhance t h e  communities s o c i a l  environment, e t c .  The Commu- 

n i t y  P l a n ,  however, covers  a  l i m i t e d  a r e a  and cannot propose 

o r  seek  t o  implement measures r e l a t i n g  t o  t h e  surrounding in -  

corpora ted  and un incorpora ted  a r e a s .  The f u t u r e  of Black 

P o i n t  a s  a  r u r a l  r e s i d e n t i a l  community depends a s  much on t h e  

~ f u t u r e  of t h e s e  surrounding l a n d s  a s  i t  does on t h e  even t s  

which o c c u r l w i t h i n  t h e  community i t s e l f .  

A l t e r n a t i v e s  t o  t h e  Proposed Act ion:  I 
The Black Po in t  Community Plan is  t h e  product  of commu- 

n i t y  e v a l u a t i o n  of a l t e r n a t i v e  means of ach iev ing  l o c a l  g o a l s ,  

Because t h e  P l an  i s  e s s e n t i a l l y  a  s e r i e s  of p o l i c y  recommend- 

a t i o n s ,  it is impossible  t o  d i s s e c t  t h e  p o l i c i e s  a s  though 

they  were d i s c r e t e  p r o j e c t s  u n r e l a t e d  t o  one ano the r .  Where 

a  po l i cy  has recommended an a c t i o n  wi th  t h e  p o t e n t i a l  of ad- 

v e r s e l y  impacting t h e  environment,  t h e  impacts and o p t i o n s  

have been def ined  and i d e n t i f i e d .  The a l t e r n a t i v e  of "No 



P r o j e c t " ,  i . e . ,  no Community P l a n ,  would r e s u l t  i n  t h e  

maintenance of c u r r e n t  p o l i c i e s ,  programs and r e g u l a t i o n s  

vihich p r e s e n t l y  govern t h e  community,' c o n t r a r y  t o  t h e  s t a t e d  

g o a l s  of  t h e  r e s i d e n t s  and p r o p e r t y  owners w i t h i n  t h e  commu- 

n i t y .  

The R e l a t i o n s h i p  Between Loca l  S h o r t  Term Uses of t .fanls 

Environment and t h e  ?,laintenance and ~ n h a n c e m e n t  of  Long 

Term P r o d u c t i v i t y :  

The recommendations of t h e  Cdmmunity P l an  a r e  d e s i g n e d  t o  

b e n e f i t  t h e  l o c a l  community and i t s  p h y s i c a l  env i ronmen t .  

Community g o a l s  e x p r e s s e d  i n  t h e  document r e v e a l  an i n t e r e s t  

i n  improving c o n d i t i o n s  and t h e  p h y s i c a l  environment  t o  b o t h  

enhance i ts v a l u e  t o  w i l d l i f e  and p e o p l e .  C e r t a i n  p r o p o s a l s ,  

such  a s  t h e  c r e a t i o n  of a  new roadway u s i n g  B e a t t i e  connec ted  

t o  Murphy Lane v i a  a  new r ight-of-way f o r  i n g r e s s  and e g r e s s  

t o  t h e  o l d  Black P o i n t  a r e a ,  have t h e  p o t e n t i a l  t o  a d v e r s e l y  

a f f e c t  t h e  environment a s  w e l l  a s  b e n e f i t i n g  t h e  envi ronment .  

The deg ree  t o  which adve r se  impac ts  can be avo ided  depends 

upon t h e  a c t u a l  d e s i g n  of t h e  p r o j e c t s .  The community w i l l  

have t o  weigh t h e  advan tages  of t h e s e  p r o j e c t s  a g a i n s t  t h e  

s p e c i f i c  impac ts  i n  o r d e r  t o  de t e rmine  t h e  b a l a n c e  o r  u l t i -  

mate b e n e f i c i a l  e f f e c t s  of  t h e  p r o j e c t s .  

Any I r r e v e r s i b l e  Environmental  Changes \Rflich Would be Involved  

I n  t h e  Act ion  Should i t  be Implemented: 

The implementa t ion  of t h e  P l a n  p o l i c i e s  c o n t a i n e d  w i t h i n  

t h i s  document would i r r e v e r s i b l y  commit o n l y  minor r e s o u r c e s  



( o n l y  a  Countywide o r  Regiona l  s c a l e )  such  as c o n s t r u c t i o n  

m a t e r i a l s  f o r  t h e  recommended p r o j e c t s .  Xost p o l i c i e ~  a r e  

c o n c e p t u a l  and d i r e ~ t  programmatic  changed i n v o l v i n g  l i z t l e  

o r  no p h y s i c a l  e f f e c t  on t h e  envi ronment .  

I The Growth Induc ing  Impact of t h e  Proposed Ac t ion :  

I % 

The Community P l a n  is a  s e r i e s  of  p o l i c y  a c t i o n s  r a t h e r  
" 

I t h a n  a  proposed a c t i o n ,  and h a s  t h e  p o t e n t i a l  of  d i r e c t i n g  

and g u i d i n g  community growth.  Xumerous e x t e r n a l i t i e s  ( i n -  

c l u d i n g  p u b l i c  a g e n c i e s  and economic f a c t o r s )  w i l l  d i r e c t l y  

i n f l u e n c e  t h e  a c t u a l  implementa t ion  of t h e  P l an  and d e t e r -  

mine t h e  r a t e  a t  which t h e  community grows and changes .  A 

g e n e r a l  s t a b i l i z a t i o n  of l a n d  u s e  p o l i c i e s  and r e g u l a t i o n s  

r e s u l t a n t  from t h e  P l an  cou ld  s t i m u l a t e  i n t e r e s t  dn a d d i t i o n a l  

I development ,  b u t  r e c o g n i z i n g  t h e  l i m i t e d  amount o f  undevelop.ed 

l a r g e  p a r c e l s  w i t h i n  t h e  P l a n n i n g  Area s u i t a b l e  f o r  conve r s ion  

t o  r e s i d e n t i a l  development ,  f u t u r e  growth w i l l  g e n e r a l l y  be 

l i m i t e d  t o  " i n  f i l l i n g "  a r e a s ,  growth induc ing  impac ts  o r  

u t h e  P l an  i t s e l f  w i l l  be  n e g l i g i b l e .  

. 
Energy Conse rva t ion  hleasures:  

Only a  few of t h e  p o l i c i e s  and programs advanced i n  t h i s  

Community P l an  r e l a t e  t o  t h e  u t i l i z a t i o n  of ene rgy .  Implement- 

a t i o n  of t h e  P l a n  w i l l  r e s u l t  i n  no s i g n i f i c a n t  u t i l i z a t i o n  o r  

c o n s e r v a t i o n  of ene rgy .  

- I 



APPENDIX 1 

WE CITi COL2iCIL OF IHE CIJY OF F ~ O V A ~ O  DOES O?.DAI!I W FOLLOWS: 

SECTIO!I 1: The City Plannin. Cocaisaion on !!ovesbcr ?, 1977, did approve 
t h e  Living Hiscary Centre Ehster  Plan cons i s t ing  oL !faster Dlan and t e x t  exh ib i t s  
prepared by Carracc Eckbo 6 .Associates, daced Sspcember 30, 197;. 

SECTIOX 2: The Ci ty  Council'has reviewed s a i d  rrr ic ten :!aster Plan TSXC and 
Nap, held a p u b l i c  hearing chareon, and made the  follarrLn3 Iinding;: 

1. Thac che masre: ? lan  is i n  confomznce irith ;he app l icab le  goals  and 
. p o l i c i a s  of ih+ Xovato Caneral Plan. 

2. That che master plan complies with the sse l i c i t a c i a n s  o f  the  s p e c i i i c  
Planned J is : r icc co which i t  r e l a t e s ,  

3. Thac t h e  proposed development can be  adequataP1, reasonabl;, and con-ie- 
niancly semed by public  s e r ? i c e s ,  publ ic  convanienc=s, publ ic  u c i l i -  
ties and publ ic  f a c i l i t i e s .  

.4. That the  de-relapaent concapcs a r e  reasonably eu i tzd  co the  s p e c i f i c  
characcer i sc ics  of the s i t e  and che surrouildL?g neigitoorhood. 

SECTION 3: The Council of the CiCy a: >Iovaco does herejy approve and adopt 
szme a s  she Living Hiscary Centre a s t e r  Plan sub jec t  to  t h e  : a l lo r i in~  condi- 
cioos: 

See accached l is t  "16 

SECTION 4: This ordLmnce s h a l l  be published once i n  the  Yovaco hdvanc.. a 
newspaper a i  genera l  c i r c u l a t i o n ,  published i n  the  CiVy of Xavaco w i t h k  fifteen 
(15) days a f t e r  i ts passage and adoption and s h a l l  go i n t o  e f f e c t  t h i r t y  (30) 
days a f t e r  the d a t e  of i ts passage and adoption. 

* * * * * 
. . 

'SHE FORIGOIXG O@.LII!IAVCE was Eirse read a t  a regu la r  s e e t i n s  of che Novato C i q  
Council on the  13 th  day a£ December, 1977, and was passed and adaoced af a 
regula r  meeticg of the  Novaco Cicy Council on t h e  a day of January 
by the follow in^ vota: . . . 
AYZS : Council >(enhers YORKE, STOCKWELL, WLLHEL.\I, MILUO 

NOES: Council Xenbers EUaKE 

XSSCIT: Council Xembers NONE 

/s /  David Hilano 
bhyor o f  the Uc.1 oC Xavaco 

Actest :  

/ s f  Peznv Lehizh 
CiCy Clerk of the City of Novato 

Approved as to fom: 

/ s f  Clark Pelmer 
Clark Palmer, Cicy Attorney 



1. The master plan f o r  the Living Ristory Centre consiscs  of the fallowing: 

a .  b s e t  of graphic e x h i b i t s ,  including Sheec 6 ,  enc i t i ed  "Living History 
Centre  Proposed Xascer Plan" prepared by Garrecc Eckba h Associates o i  
San Francisco. 

b. . A master plan t e x t  e n t i t l e d  "Living History Centre >laster  Plan" dated 
9/30/77,  a l s o  prepared by Gar re t t  Eckba d Associates. 

2. Only chose a c t i v i t i e s  described i n  che mastar plan t e x t  s h a l l  be considered 
al lowable uses f o r  the properey.. P r i o r  to  use of the propercy f o r  any 
a c t i v i t i e s  (with the exception of a g r i c u l t u r a l  production, rou t ine  mince-  
nance, and secur i ty )  a p rec i se  devalapment plan, providing a d e t a i l e d  
descr ip t ion  of an a c t i v i t y  o r  group of a c t i v i t i e s ,  including a l l  requirad 
Support systems and u t i l i t y  improvements, s h a l l  be f i l e d  f a r  review and 
approval by the Novato Planning commission. 

3 .  The following l imi ta t ions  and procedures apply only to major events ,  defined 
as chose ac t iv i : i es  with maximum d s i l y  at tendance i n  excsss aE 2000 peopla: 

a. Therz s h a l l  be a mavimum of cwo (2) major evencs during t h e  calendar  
year .  One evenc s h a l l  be l imited to  four  consecutive weekends plus  
one weekday holiday, and the  o ther  s h a l l  be l imited to  six CcnsecucPra 
weekends plus one weekday holiday. Should an  event be cancel led on 
one o r  more days due to  inclement weather o r  ocher comparable circum- 
s tances  beyond the  c o n t r o l  of the  app l icanrs ,  ana a d d i t i o n a l  weekend 
(two a d d i t i o n a l  days) may be allowed immediatsly fol lowing the evenc. 
C r i t e r i a  by which ch is  allowance may be made w i l l  be  as tab l i shed  
through prec i se  plan approval.  

b. Prec i se  development plans f o r  malor events s h a l l  be subni t t ad  f o r  
f i n a l  approval a t  a publ ic  hearing before the ,!ovato Ci ty  Council 
following hearing by the Planning Comission.  

c .  Prec i se  development plans f o r  = j a r  events  s h a l l  inc luds  an  Operations 
Plan, descr ibing (through the use af cexc o r  graphics)  those aspec t s  
of t h e  event'which requi re  p s r i o d i c  monitoring and a d j u s a e n r  to 
assure  acceptable  impacts Lor the surrounding coamunicy. The Opera- 
'cions e l a n  s h a l l  be composed of t h e  Eollowino. elamencs: 

1) A program to  manage t r a f f i c  penaraced by the  evenc boCB on-s i te  
and a t  the  b ther ton  freeway interchange. This program s h a l l  be 
submitted f o r  review and comment by the :lovat0 Plannins and 
Public  Works Departments, CalTrans, Ca l i fo rn ia  Righway P a t r o l ,  
and Northwesckrn P a c i f i c  Railroad. Off - s i t e  road improvements 
may be required by the City to  ensure t r a f f i c  s a f e t y .  

2) A Eire s a f e t y  plan wich proposals t o  ensure an acceptable  r i s k  
f o r  the  event a s  de te rs ined  by the Novato F i r e  D i s t r i c t  and 
Novato Planning Department. Proposals may be required co includa 
any o r  a l l  of the following: 

a )  F i r e  p a t r o l  s t a t i o n s  and procedures. 

b) Firebreaks and f i r e  roads. 

c) Water supply (main and hydrant) loca t ions .  

d) Crowd c o n t r o l  measures. 

e )  Emergency evacuation procedures. 

f )  Fire-retardant  landscaping and/or irrigation. 

g) Fire-resistive construct ion techniques. 



. - f r 
3) A noise control plan for physical improvements andlor restric- 

Zions on the conduct of activities to ensure chat noise iapact on 
neighboring homes deets the Xeighborhood Sound Znvirorasnt Goal 
for a "rural-suburban very quiet" neighborhood in the Xovato 
General Plan. Said plan shall include methods by vhich noise . levels can be minicored and who vill perform such monitoring. 
Exceptions to the General Plan noise standard vill be made only 
for nonrecurring sources related to required hprovemeilcr (sucn 
as construction of the 8-inch water main in 1977). 

4 )  Dust control procedures which may include paving or periodic 
surface treatment of roads and paths, scheduling of service 
vehicles and safety patrols, and revegetation of exposed soils. 
Such procedures shall ensure that airborne dust generated by the 
evenc does not reach a level !hat is visually apparent from 

, neighboring homesices. 

5) A camping plan establishing the location, maxbun area, and 
number of temporary campsites for event participants which de- 
scribes in detail the improvements necessary to meet the Health 
and safety requirements established by the California Department 
of Housing and the >larin County Division of Environmental Bealth. 
The camping elemenr shall also include a statement outlining 
rules and regulations to he enforced with regard to all canpars 
to prevenc potential security, noise, and safety problems. 

6 )  P n  attendance control system ensuring that maximum daily attand- 
ance levels, to be established by precise plan approval, are 
adhered to; said system to include a method by which attendance 
levels can be reasonably monitored. 

' 7)  . Other control mechanisms vhich may require periodic review and 
adjustment, as deemed necessary by the City, to ensure acceptable 
enviromencal impacts on the Black Point neighborhood from the 
subject event. 

d. Unless this requirement is waived by the City Council as provided 
below, the Operations Plan for each najor event shall be submitted, 

. each year after the inicial precise plan approval, tor review by the 
Novato 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 dare of the event. 

The Zoning Administrator shall consider the Operations Plan as a 
regularly scheduled public hearing and shall give notice thereof to 
affected public agencies and the Black Point Improvement Association. 
His consideration and action shall be based on environnental impacts 
of the past year's evenc as well as any modifications to che Opera- 
tions Plan proposed by the applicant. The Zoning Administrator may 
continue action on the Operations Plan pending the receipt of addi- 
tional data, modification of the Plan, completion of physical on-site 
improvements, or receipr of reasonable assurance rhac such improve- 
ments will be complered. However, if the ZonFng-Administrator does 
not take action to approve or disapprove the Operations Plan at least 
75 days prior to the planned cornencement date of the event, the 
Operations Plan shall be deemed approved. The Zoning Adntnistrator 
shall act to deny the Operations Plan only if he determines that the 
event as proposed cannot be conducted without threat of material 
injury or loss to persons or property. If the Operations Plan is 
denied by the Zoning Administrator, the applicants may resubmit the 
Plan in order to demonstrate compliance with che Zoning Administrator's 
requirements or they may appeal the action of the Zoning Administrator 
to the City Council. m e  City Council shall act upon such appeal no 
later than 50 days prior to the commencement of the event. 

If the requirements of the applicable precise development plan or of 
the Operations 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 seeking 
corrective remedies and/or discontinuation of all or a portion of the 
event. Failure to meet any requirements of the precise plan or Opera-, 
tions Plan will be considered in reviewing the following year's %era- 
tions Plan and may also constitute grounds for reevaluation of the 
precise plan by the City Council. 



This requirement f o r  review and approval of a p a r t i c u l a r  Operacions 
Plan by the Zoning Adain i s t ra to r  may be ranoved by the City Council ac  
any f u t u r e  time should :he Council de te rn ine  thac such per iod ic  moni- 
to r ing  is no lonqar  necessary to  p ro tec t  the  public. Subsequent 
events  s h a l l  cont inue to  be sub jec t  co the  provisions and requirements 
of the p rec i se  plan and Latest  app l icab la  Opecacions e lan .  .Any madifi- 
ca t ions  of che avenc, however, s h a l l  be submitted to  the  Zoning Adsini- 
s t r a t o r  .rho may request  the  City Cbuncil to  reenstace the annual 
approval process to  ensure acceptable  community impact. 

4 .  Prec i se  development plans Foe any a c t i v i t y  may be required to  contain any 
o r  a l l  of t h e  fo l lav ing  types of information: 

a. A s tudy prspared by a n a t u r a l i s t ,  b i o l o g i s t ,  o r  s i m i l a r l y  q u a l i f i e d  
profess iona l  descr ibing inpacts  an e x i s t i n g  vegetat ion and agr icu l -  
t u r a l  production from the proposed use including s o i l  compaction, 
drainage, grading, and t r e e  removal. The s tudy s h a l l  include remedies 
f o r  any adverse impacts reporced. 

b. A decai led archaeological  reconnaissance of a r e a s  encompassed by t h e  
p r e c i s e  plan prepared by a q u a l i f i e d  archaeolo$ist  to  include ramedizs 
f o r  any adverse impacts. 

c .  A d e t a i l a d  s o i l s  report  pre?ared by an engineering geologist  far chase 
a r e a s  proposed f o r  s i g n i f i c a n t  physical  improvement or gradiep t o  
include ramedies f o r  any geologic, s o i l s ,  o r  seismic hazards raparcad. 

d. A plan f o r  provision of a l l  u t i l i t i a s  required f o r  the proposed a c t i -  
v i t i e s  based on information provided by u t i l i t y  agencies. u t i l i t y  
improvements may be phased based nu a s p e c i f i c  schsdula s e c  Eorch i n  
t h e  p rec i se  plan t e x t  and aporoved by s a i d  ageaciee. 

5 .  The f i r s t  p rec i se  plans describing a major event s h a l l  include the iolIaw- 
ing: 

a .  A d e t a i l e d  plan and phasing schedule f o r  on-si te  c i rcu lac ioo  im?rova- 
mems to  inclode conscruccion of a paved road Ram p m j e c c  entrance to  
p ro jec t  e x i t  (with the  exception of s t r e e t s  wichin parking a r e a s ) ,  
canscruct ion of a bus driveway and bus paridng pad, conscruccion of 
contFauous b ika lpedas t r ian  t r a i l  from p r q e c t  entrance co the  event 
s i t e ,  and improvement of a s e r v i c e  road to  the antrance of the  evenc. 
Improvements s h a l l  be designed in accordanca with requiremencs of t h e  

.Novato Publ ic  Verb and Planning Departments, basad on the Xovaco 
Development Standards Ordinance. Phasing of cons t ruc t ion  f o r  s a i d  
improvements s h a l l  b e  d e t s m i n e d  tilrough t h e  p r e c i s e  development plan 
approval process. The City resemss t h e  r i g h t  to  requ i re  add ic iana l  
c i r c u l a t i o n  impravements necessary t o  support a c t i v i t i e s  proposed i n  
subsequent p rec i se  development plans,  including surfacing of s e r v i c e  
and emergency roads t o  l i m i t  dus t  generat ion and to  f a c i l i t a t e  emar- 
gency access. Should a publ ic  crossing o€ the  Northvestern P a c U i c  

+Railroad be require?. a2 :. :.rsulc of t r a f f i c  caused by Living i i i s t o ~  
Centre a c t i v i t i e s ,  the  ovmers of the  Living History Centre s h a l l  bear 
the  t o t a l  cos t  of such construct ion.  

b. A landscape plan and phasing schedule f o r  landscape i n s t a l l a t i o n ,  
prepared by a r e g i s t e r e d  landscape a r c h i t e c t ,  to  include screen creat-  
menc of parking, se rv ice ,  maintenance, and camping areas;  d e f i n i t i a n  
of s i t e  entrance and entrance co na jor  event a r e a s ;  and revegetat ion 
a f  pregraded o r  newly graded areas .  Mater ials  chosen s h a l l  extend 
oacive plant ing wind-raw p lan t ing  t-ypical of a g r i c u l t u r a l  uses i n  ch i s  
area. Phasing of landscape i n s t a l l a t i a n  s h a l l  not extend beyond th ree  
years  Prom the  d a t e  of p rec i se  plan approval. Landscaping beyond the  
scope Of t h i s  plan nay be required with subsequent p rec i se  plan ap- 
provals .  

6. P rec i se  development plans f o r  activities requir ing s i g n i f i c a n t  physical  
improvements i n  the Early Ca l i fo rn ia  Histor, S i t e  s h a l l  include angineered 
plans f o r  recontouring the  quarry s i c e  to  natural-appearins  topography and 
p lans  f o r  revege ta t ion  of e q o s e d  s lope  a r e a s  supplemental to  the  landscape 
plan required under Condition 5 .  



Prec i se  developzenc plans proposing bui lding cons t ruc t ion  (ocher than 
temporary events  o r  maintenance s t r u c t u r e s ) ,  grading, landscaping, o r  
s i g n i f i c a n t  s igning s h a l l  be submitted f o r  review and a?provai of t h e  
Novato Plan Review C a m i t r e e  based on cons idera t ions  c o n c a i ~ e d  i n  the  
Novata Zoning Ordinance (Chapter 8.17) p r i o r  t o  issuance of bui lding,  
grading, o r  s i g n  p e r n i t s .  

Camping a rea  designat ions s h a l l  be de le ted  from the  master plan s x h i b i t .  
Camping a r e a s  w i l l  be approved based on information contained an  the  canp- 
ing element of the Operations Plan f a r  major events  or with prec i se  p lans  
f o r  ocher a c t i v i t i e s  including a camping funct ion.  I n  no c a s e  s h a l l  t h e  
t o t a l  number of t e n t  ar RV campsites combined exceed 50 a t  any given time. 

Permanent s t a f f  camping s h a l l  be located and described i n  the  f i r s t  sub- 
mit ted p r e c i s e  plan. It i s  the  i n t e n t  of the  master plan t o  have s t a f f  
c a p i n g  replaced by permanent on-s i t e  housing f a r  ful l - t ime s t a f f .  A plan 
and schedule fo r  conversion t o  such housing s h a l l  be submitted with p r e c i s e  
p lans  f o r  t h e  f i r s t  major event.  Should the  app l ican ts  be unable o r  un- 
w i l l i n g  to  convert  s t a f f  canping t o  permanent on-s i t e  housing within a 
reasonable t i n e  period,  the s t a f f  camping area must be removed. 

Pernanent s t r u c t u r e s  may be loca ted  wi th in  the  100-year f loodpla in  o r  on 
bay mud s t r a t a  only i f  it can be demonstrated t h a t  foundation and bu i ld ing  
design incorpora te  s u i t a b l e  engineering techniques t o  ensure acceptable  
r i s k  t o  l i f a  and property f o r  the  range of uses proposed a s  determined by 
t h e  Rovato Building Inspec t ion  Divis ion and Public  Works Departnent and t h e  
Marin County Flood Control  D i s t r i c t .  

h e r s  and appl ican ts  are advised t h a t  compliance with requirements and 
condit ions l i s t e d  does no t  r e l i e v e  then from compliance with p rov is ions  o f  
a l l  a p p l i c a b l e  City ordinances and regula t ions  o r  with requirements of 
o ther  agencies  having a u t k o r i t y  over proposed a c t i v i t i e s .  

Following a period of t h r e e  years  from ordinance adoption, the  City Council 
may i n i t i a r e  reeva lua t ion  of any o r  a l l  a c t i v i t i e s , o f  t h e  master plan f o r  
which p r e c i s e  plans have no t  been appToved should circumstances have changed 
such t h a t  those  elements a r e  no longer  i n  confornance with community goals  
and p o l i c i e s  a s  s t a t e d  i n  the Novaco General Plan. 

Tine Nova Albioa s i t e  and use s h a l l  be de le ted  from t h e  master plan and 
text. This a r e a  may be u t i l i z e d  f o r  expansion of the  Early Ca l i fo rn ia  
His to ry  s i t e ,  the  Administration compleu, o r  p r i v a t e  open space wi th  bound- 
a r i e s  t o  be determined a t  t h e  p r e c i s e  plan s tage.  

The f i r s t  p r e c i s e  p lans  descr ib ing  a major event s h a l l  con ta in  a cost/bene- 
f i t  a n a l y s i s  of a new p r o j e c t  access  from Highway 37 a t  t h e  southwest 
corner  of t h e  property.  

Ths p r e c i s e  p l a n  f o r  the-.Renaissance F a i r e  s h a l l . i n c l u d e  proposals  to  
reduce peak hour t r a f f i c  volumes which may include rev i sed  e x i t i n g  procedures, 
v a r i a b l e  t i c k e t  pz ices ,  and scheduling of events  wi th in  t h e  Fa i re ;  ' 



APPENDIX 2 

SUMMARY OF POLICIES AND PROGRAN RECOMMENDATIONS - BLACK POINT COMMUNITY PLAN 

POL l CY 

RESIDENTIAL 

PROGRAM RESPONS IBILlTY/COST IMPLICATIONS 

1. North Black Polnt :  l i m i t  developlnent 
i n  accordance w i t h  envlronnicntal 
and serv ice  constra lnts.  

2. South Black Point :  r e s t r i c t  devel- 
oploent i n  order  t o  a t t a i n  mlnln~unt 
l o t  slzes and pub l i c  heal th and 

-sa fe ty  standards. 

COMMERCIAL/LIGHT INDUSTRIAL 

3. Encourage resident-servlng and 
e j~~ploy~~icnt-genrrat  lng development 
I n  the v i l l a g e  core. 

4 .  Res t r i c t  cammerclal/recreatlonal 
developcatent I n  and around the 
Renaissance Pleasure Faire. 

5. Res t r i c t  non-resldentlal,  non- 
ag r i cu l t u ra l  devrlopnient across 
the r l v e r  i n  Sonoma County. 

CONSERVATION/OPEN SPACE 

6. Preserve envirans,mtal ly c r i t i c a l  
areas. 

1. Rezone t o  A-RP-2 w i th  density adjustments t o  I u n l t / l l  acre 
if envirornenta l  problerna are solved on spec i f i c  s i tes .  3 County.Budgeted f o r  fY 1378-79 

1 
) 

2a. Rr ta ln  A-2 zoning front r a l  l road through gr id i ron .  County. Budgeted f o r  FY 1978-79 

2b. Adopt G r i d i r on  Plan supporting an!alganlatlon o f  l o t s  County. Greatly reduced value o f  sub- 
t o  minlawn o f  I acre, and r e s t r i c t i n g  developn~ent standard lo ts .  
o f  l o t s  o f  smaller size, more than 30% slope, and 
less than 15 fee t  I n  elevation. 

3 .  Rezone t o  V-C-R. County. Budgeted fo r  FY 1978-79 

4. Es tab l l sh  a Black Point Citizens' advisory cwunittee County, C i ty  of Novato. No #major costs. 
t o  plan cooperatively w i t h  Novato, the County, and 
w i t h  q thsr  pub l i c  agescies. 

5. Establ ish a Black Point  Ci t izens '  advisory ccmmlttee County, C i t y  o f  Novato. +lo major costs. 
t o  plan cooperat ive ly  w i t h  Novato, the County, and 
w i t h  other  p u b l i c  agencles. 

6a. Acquire Day island; prevent Intense recreat ional  Open Space/Flood Control D i s t r i c t s .  Funds 
develop~senc. al located. 

6b. laolealent State ~ r o t e c t l o n  ~ 0 I i c l e S  fo r  Petaluma County. State. Pro ject  review costs. . . 
Rlver wetlands. 

6c. Rezone Novato Bay P la in  lands and Pecalunla River County. Budgeted fo r  FY 1978-79 
wetlands to ARP-60. - ~. 

6d. Rezone publlcly-owned property t o  O-A County. Budgeted f o r  FY 1978-79 
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A R~~SOLUTION OF THE b!AXIEi COUNTY e0ARO OF 
SUPERVISORS AUOPTING Ai.IENOt.IENTS T O  TliE BLACK 

WHEREAS: The M a r i n  County Board o f  Supe rv i so r s  on 
. . , z  

October  31, ,1978 adop ted  the B l a c k  P o i n t  Communi t y  P lan,  i n  ,A,:, , .... .,,. 
accordance w i t h  S t a t e  o f  Cal i f o r n i a  r equ i  rements f o r  genera.] 

p l ans ,  and 

WHEREAS: The Board o f  Supe rv i so r s  on November 7, 1978, 

r eques ted  t he  M a r i n  County P l ann ing  Commission t o  c o n s i d e r  i n i -  

t i a t i n g  an amendment t o  the community p l an ,  p a r t i c u l a r l y  w i t h  

r e s p e c t  t o  densit ' !  recommendations f o r  t he  a rea  n o r t h  o f  Xoute 37 ,  

and 

WHEREAS: The M a r i n  County P l ann ing  Commission on November 20, 

1978, h e l d  a  d u l y  n o t i c e d  pub1 l c  h e a r i n g  on amendments t o  the 

B l a c k  P o i n t  Community P lan,  and 

WHEREAS: The P lann ing  Commission d i d  i n i t i a t e  such amend- 

ments,  w i t h  r e s p e c t  t o  t he  d e n s i t y  f o r  a reas  n o r t h  o f  Route 37, 

based o n  f i n d i n g s  of community c h a r a c t e r ,  p u b l i c  se r v i ces ,  p u b l i c  

sa fe t y ,  and  c i r c u l a t i o n ,  and 

WHEREAS: The P l a n n i n g  Cmmi s s i o n  has recommended t h a t  the 

Board amend the Com6uni t y  P l a n  t o  p r o v i d e  f o r  a  lower  d e n s i t y  i n  

p o r t i o n s  o f  t h e  a rea  n o r t h  o f  Route 37, as  i n d i c a t e d  i n  t h e  

'Commission's November 20, 1978 Minu tes ,  and 

WHER'EAS: The Board o f  Supe rv i so r s  has h e l d  a  d u l y  n o t i c e d  

pub1 i c  h e a r i n g  on December 12, 7978, t o  c o n s i d e r  the proposed 

amendment, and 

WHEREAS: The Board o f  Supe rv i so r s  s u s t a i n s  the f i n d i n g s  

o f  t he  P l a n n i n g  Commission. 

NOW, THEREFORE, BE I T  RESOLVED: That  t he  M a r i n  County Board 

o f  S u p e r v i s o r s  does hereby amend the B lack  P o i n t  Community P l a n  as 

f a !  lows: 

I )  I n  the a rea  n o r t h  o f  RouCe 37 and a a s t  o f  A t h e r t o n ,  
e l i m i n a t e  the p r e v a i l i n g  A-2:B-3.5-SC No. 2  ( L i m i t e d  
A g r . i c u l t u r e ,  one s i n g l e  f a m i l y  r es i dence  p e r  30.000 
square f e e t  o r  l a r g e r  minimum p a r c e l  a r e a )  d i s r r i c t  
c l a s s i f i c a t i o n  i o  f a vo r  o f  t he  A - R P - 2  ( A g r i c u l t u r e ,  
R e s i d e n t i a l  Planned, 2 a c r e  oe r  d w e l l i n g  u n i t  minimum 

( Cont inued)  Page i 



p a r c e l  a rea )  d i s t r i c t  c l s s s i f i z a t i o r ,  exceo t  f o r  
t he  lo?,land marsh  and t i d a l  a reas  o f  the Petaiuma 
R i v e r  Bay P l a i n  t o  :he west  o f  the P l a n n i n g  Area, 
and excep t  f o r  the Rosewood Cour t  a rea ,  i vh ich  i s  
l a r g e l y  developed and s h o u l d  remain in  t he  p r e s e n t  
zon ing .  I n  those a reas  where s l o p e  o f  b u i l d i n g  
and s e p t i c  s i t e  i s  1 5 %  o r  l e s s  and road  concerns and 
f i r e  p r o t e c t i o n  a r e  adequate,  a  l i  a c r e  minimum w i l l  
be cons i de red .  Gross d e n s i t y  s h a l l  be i nc reased  t o  
no more than  one u n i t  p e r  li ac res .  

..... 
..... .,.. 

2) I n  t he  a rea  wes t  o f  A t h e r t o n  and n o r t h  o f  O I  i v e  
Avenue, now zoned A-2 and A-2:B-k, excep t  f o r  t he  low-  
l a n d  and Rosewood Cou r t  a reas  n o t e d  above, the  z o n i n g  
shou ld  be changed t o  A-RP-2 (one  u n i t  p e r  two a c r e s ) ,  
w i t h  p r o v i s i o n s  f o r  h i g h e r  d e n s i t y  as  i n  ( I )  above. 

THE FOREGOING RESOLUTION PASSED AN0 ADOPTED by t h e  Board o f  

Supe rv i so r s  o f  t he  County o f  M a r i n  on t h e  12th day o f  December 

1978, by t he  f o l l o w i n g  v o t e ,  t o - w i t :  

AYES: Supe rv i so r s :  Denis T. Rice, aarbara Boxer, Gary Giacomini, Arnold M. 
Baptiste 

NOES: - Supe rv i so r s :  Bob Roumiguiere 

ABSENT: . Supe rv i so r s :  - 

CHAIRMAN OF THE SGRRO OF SU?ERVISORS 
COUNTY OF MARIN 

* * * 
BLACK POINT COMMUNITY PLAN AMENDMENT 



GOi*i<D OF SUPIIKV 130RS O i  T l l i  COUilT', OF l.k2Rll4 

RESOLUTION EIO. 78-414 

A RESOLUTION OF THE 1,iARIN COUNTY EOARD OF 
SUPERVI SORS ADOPTING TIIE BLACK POiflT COI.:t.IUN I TY 
PLAN. 

/ .., 
,.-.:: . . ... 

. WHEREAS: The S ta te  oF Cai i f o r n i a  i-Ghuire's each c i t y  and 

coun ty  t o  p repa re  and adop t  a  comprehensive l o n g - t e r m  gene ra l  p l a n  

f o r  i t s  f u t u r e  development, and 

WHEREAS: The M a r i n  County Board o f  Supe rv i so r s  on Oc tober  20, 

1973, has adopted such a gene ra l  p lan,  the M a r i n  Countywide P lan ,  

and 

WHEREAS: I t  i s  the po l  i c y  o f  the M a r i n  County Board o f  Super- .:. 
v i s o r s  and the P lann ing  Commission t o  p repare  more d e t a i l e d  p l a n s  

f o r  t h e  u n i n c o r p o r a t e d  communi t i e s  w i t h i n  the County, and 

WHEREAS: The B lack  P o i n t  Community P l a n  was p repa red  by the 

County P l ann ing  Department i n  c l o s e  coopera t i o n  w i t h  the communi t y  

and i n  c o n s u l t a t i o n  w i t h  v a r i o u s  l o c a l ,  S ta te ,  and Federa l  agenc ies ,  

and 

WHEREAS: The M a r i n  County Board o f  Supe rv i so r s  has r e v i e h e d  

the env i ronmenta l  impact r e p o r t  f o r  t he  B lack  P o i n t  Community P l a n  

c e r t i f i e d  by the H a r i n  County P l ann ing  Commisj ion on October  5 ,  1973, 

and . . 
WHEREAS: The B lack  P o i n t  Community P l an  e s s e n t i a l l y  con fo rns  

w i t h  the Countywide P lan ,  and r e f l e c t s  t he  i m p o r t a n t  g o a l s  and recom- 

menda t i o n s  o f  t he  Countywida P l a n  f o r  the C i  t y -Cen te red  C o r r i d o r ,  

a l t h o u g h  t he  Board o f  Supe rv i so r s  recogn izes  t h a t  i n  p r e p a r i n g  more 

d e t a i l e d  community p l a n  c e r t a i n  m i n o r  c o n f l i c t s  and d e v i a t i o n s  from 

the more gene ra l  Countywide P l a n  a r e  unavo idab le ,  and 

WHEREAS; In the o p i n i o n  o f  t he  Board O F  Supe rv i so r s  the B l a c k  

p o i n t  Comn~unicy P lan  r e f l e c t s  a  h i g h  degree o f  community consensus 
' 

r e g a r d i n g  the Future development and cqnserva t i o n  of the B lack  P o i n t  

p l a n n i n g  area, and 

WHEREAS: The B lack  P o i n t  Conlnlunity P lan,  l i k e  any o t h e r  

genera l  p l a n ,  a f t e r  i t s  adop t i on  s h a l l  be From t ime t o  t ime  revie5,red 



and i f  necessary,  anicnded t o  a d j u s t  the p i a n  t o  chang ing  c o n d i t i o n s ,  

snd  

WHEREAS: The Board o f  Supe rv i so r s  on October  31, 1978 has 
.... 

h e l d  a d u l y  n o t i c e d  pub1 i c  hea.r ing on the B lack  P o i n t  C o m u n i  t y  ..'.,-,:l.,,. 

Plan .  

NOW, THEREFORE, BE IT  RESOLVED: That  the M a r i n  County Soard 

o f  Supe rv i so r s  hereby adopts,  t h e  B l a c k  P o i n t  Community P l a n  as  

recommended by  the M a r i n  Cobnty P l a n n i n g  Commission on Oc tober  5, 
and as  amended by Board o f  Supervisors 

19784 and i n c l u d i n g  the f o i i o r v i n g  maps: 

. E x i s t i n g  z o n i n g  

, Slope ... 
. Proposed Zoning 

. C i r c u l a t i o n  

THE FOREGOING RESOLUTION PASSED AND ADOPTED by the '  Board o f  

Supe rv i so r s  o f  t he  County o f  M a r i n  on t he  3 1 s t  day o f  October ,  1978 

by  the f o l l o w i n g  vo te ,  t o - w i t :  

AYES: Supe rv i so r s :  Arnold M. Baptiste, Barbara Boxer. Gary Giacomini, 
Bob Roumiguiere 

NOES: Supe rv i so r s :  - 

A t t e s t :  

C l e r k  o f  tne Board 

APPROVED A S  TO FORM 

COUNTY COUNSEL'S OFFICE 
MARIN COUNTY, CALIFORNIA 
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