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DESCRIPTION
Categorical Exclusion Order E-81-2

Modifies future use of Fisher property
AP# 166-202-02 and 166-230-05

Categorical Exclusion Order E-81-6

Modifies historic measures and adds Appendix F
Modifies historic measures and adds Appendix E
Amendment to Categorical Exclusion Order E-81-6
Categorical Exclusion Order E-82-6

VCR and Water Wells

Kehoe/Brown Rezoning
AP# 112-330-03 & -04

Seadrift (Area 4)

Public Access to Chicken Ranch Beach
AP# 112-042-03

Seadrift — Access & Septic Systems (Area 4)

McCarthy Rezoning
AP# 166-020-35

Bolinas Gridded Mesa Plan
East Shore Community Plan
Dillion Beach Community Plan

Williams Rezoning
AP#H 112-296-06 & -09

Cleary Rezoning
AP# 100-331-19

Point Reyes Affordable Homes Project
Addendum to the final Environmental Impact Report
AP# 119-240-45, -46, -57, -58

Point Reyes Affordable Homes Project
Marin Countywide Plan Amendment (PA 00-02)
AP# 119-240-45, -46, -57, -58
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RESOLUTION # ADOPTED DESCRIPTION LCP UNIT

2002-27 3/19/02 Point Reyes Affordable Homes Project I1
Amendment to Local Coastal Program and Zoning

Implementation Plan
AP# 119-240-45, -46, -57, -58

(Oxd. 3338) 3/19/02 Point Reyes Affordable Homes Project 11
Rezoning (RZ 00-02)
AP# 119-240-45, -46, -57, -58

(Ord. 3339) 3/19/02 Point Reyes Affordable Homes Project II
Master Plan (MP 00-05)
AP# 119-240-45, -46, -57, -58

2002-28 3/19/02 Point Reyes Affordable Homes Project II
Coastal Permit and Subdivision Application
(DP 00-22, CP 00-28, SD 00-04)
AP# 119-240-45, -46, -57, -58

2004-121 11/9/04 Point Reyes Affordable Homes Project 11
Proposed Local Coastal Program Amendment
AP# 119-240-45, -46, -57, -58

(Ord. 3414) 11/9/04 Point Reyes Affordable Homes Project 11
Master Plan (MP 05-3)
AP# 119-240-45, -46, -57, -58

2004-122 11/9/04 Point Reyes Affordable Homes Project 11
Local Coastal Program Amendment (CP 05-12)
AP# 119-240-45, -46, -57, -58
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BOARD OF SUPERVISORS OF THE COUNTY OF MARIN
RESOLUTION NO. 81-238

A RESOLUTION OF THE BOARD OF SUPERVISORS OF

THE COUNTY OF MARIN ACCEPTING AND AGREEING

TO THE CALIFORNIA COASTAL COMMISSION'S CONDI-

TTONS OF APPROVAL FOR CATEGORICAL EXCLUSIONS

IN THE UNIT 1 COASTAL ZONE OF MARIN COUNTY.

WHEREAS, the Marin County Board of Supervisers adopted the Unit I Local

Coastal Plan on August 21, 1979, and

WHEREAS, the California Coastal Commission adopted a Resolution of Certi-

fication of the Unit [ Local Coastal Plan on April 1, 1980, and

WHEREAS, as part of the final certification process of the Unit [ Local
Coastat Plan, the California Coastal Commission did adopt, on
_ May 6, 1981, Categorical Exclusion Order No. E-81-2Z pursuant to
Public Resources Code 30610 (d)}, and
WHEREAS, Categorical Exclusion Order No. E~81-2 sets forth the conditions
whereby specific developments are excluded from the permit require-

ments of the California Coastal Act of 1976.

NOW, THEREFORE, BE IT RESOLVED that the Marin County Board of Supervisors
does hereby acknowledge receipt of Categorical Exclusion Order
No. E-81-2, including conditions of approval, and accepts and
agrees to the terms and conditions to which the categorical

- P exclusions have been made subject.

PASSED AND ADOPTED by the Marin County Board of Supervisors at its regular

meeting held on the 4 day of pugust , 1981, by the

following vote, to wit:

AYES: SUPERVISORS - B. Roumiguiere, B. Boxer, A. Aramburu, G. Giacomini
NOES: NONE
ABSENT:  SUPERVISOR - G. Wilheim L7 i
¥ » ‘,‘ *
‘: .:\,g Ay ) “r L. Asmy

CIAIRTER-OF THE BOARD OF SUPERVISORS
COUNTY OF MARIN

Attest:

Yo

Clerk of the Board




CATEGORICAL, EXCLUSIGCH ORDER E-21-2

{NORTE CENTRAL REGION)

The Commission by a two-thirds vote of its appointed members hereby adopts, by
regulation, an order, pursuant to Public Resources Cods Sections 30610(e) and
30610.5(b), categorically excluding from the psrpit reguirements of the Callfornla
Coastal Act of 1976 the categories of dewvelopment within the specifically.

defined geographic area described below:

I. CATEGORY OF DEVELOPMENT AMND GEOGRAPHIC ARZA

This order categorically excludes the following development:

(a} . On-site signs (as conditioned) advertising available services ar
products. BAn on-site sign is defined as an advertising structure which

is located on the property ox Jbuilding OCCUDled by the business, product,

or services advertised. . - .

(b) Agriculturally-related development {(as conditioned) including:

1.

2.

[}

Barns, storage, equipment and other necessary bulldings.

Dairy pollution projects including collection, holding and
disposal facilities, )

Storage tanks and water distribution lines utilized for on~site,
agriculturally-related activities. :

Water impoundment projects in canvons and drainage areas not
identified as blue line streams con USGS 7% Minute Quad Sheets.

Electxric utilaty lines.

New fencing for farm or ranch purposes, provided no solid fence
designs are used.

Agriculture means the tilling of the soil, the raising of crops,
horticulture, viticulture, livestock, farming, dairying, and
animal husbandry, inciuding all uses customarily incidential
and necessary thereto.:

-

{c) Lot line adjustments not resulting in a change in density or the
creation of new parcels. '

(d) Traffic control signing and minor roadway imprdvements {zs condi-
tioned} including:

l. Culvert replacement.
2. Guard rails, retaining walls.
3. Slope stablization.
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4. Signs for traffic control and guidance iaziuding roadway mark-

1
ings and pavement delineation.

5. Drainage course maintenance and cleaning involving less than
50 cubic yards of excavation.

The exclusion area includes the entire coastal zone in Unit I of Marin County .
{Southzxn Marin), except that for agriculturally-~relzted cevelopment, the exclu—
sion area shall not include the area between the coast (mean high tide line)
and tha nearest public road paralleling the sea, or % mile inland from the
coast, whichever is less. The exclusion area is shown on the notarized exclusion
maps on file with the Commission, North Central Coast Regional Cormission and
Marin County.

’

IT. FINDINGS

The Commission hereby finds, for the reasons set forth helow, that this exclusion,
as conditioned, presents no potential for any significant adverse effact, either
individually or cumulatively, on coastal resources or on public access to, or
along the coast, and that this exclusion will not impair the ability of local
government to carry out the certified Local Coastal Program.

The Commission also finds that the categories of development excluded by this
oxder are projects which the Secratary of Resources has determined are categori-
cally exempt from the provisions of the California Environmental Quality Act of
1970 as having no significant effect on the environment.

Tie cezcticns of the CE03 Guidelines which exempt thesa categories are listed
bzlow:

Category of Development Excluded 14 Cal. Adm. Code sec.

{a) On site signs : 15101 {g), 1511li(a}
(b} Agriculturally~related development

1. Wecessary buildings 15111

2. Dairy Pollution projects 15101(i), 15102(c)

3. Agriculturally-related storage
tanks 15101 {m}, 15104

4. Water impoundment in certain
areas 1510} (m) , 15104

5. Electric Utility lines 15201 (4), 15101(c) and (d), 15103(c,

6. WNew fencing for farm/ranch pro-
perty 15103(e), 15104

(z} Lot line adjustments 15155 (a)



Cazegory oi Develoumant Excluded 14 Cal. Adm. Code sec.

{d) Traffic control -
1. Culvert replacemsnt 15101(3) and (f)

15101(d)} and (f)

[
oy

2. Guard rails and retaining wal

3. Slope st 2i’izztion 15101{d) and (£f)
4. PRoadway 151014{£)
5. Drainage cours2 in maintenance 15101(1i), 15102(c)

are develonne_ua wiich have posed no slgﬂlflcant coastal concerns in the paskt,
and do ROt now raguaire attention as possibly detrimental to coastal resources.
On August 2, 1577, .ine Commission adopted Categorical Exclusion Cikder no. -
E-77-7 wnich found the categories of develogment now under consideration were
exempt from the requirements for a Commission-issued coastal development permit
pursuant to s€ction 30610(d) (now subsection {(e)) of the act.

From the date of exclusion to the present, there have been nc significant ad-
verse efifzcts, either 1nd1v1aua11y ox cumula ively, on coastal resources or on
publié access to, or along i the coask. ’

Marin County has a sign ordinance governing the height, area, design, and other
3 ¢f sign development. The local regulations are lengthy, datailed, and
fic. The ordinance requires a local sign permit and local design review,

7
ollowing sections of the local code are relevant:

Marin County: Chapter 22.69 of Title 22 of the Marin County Code
(zoning) , including sections 22.69.010 through 22.69.110

Agricultural Activities

rip County's zoning and other local controls which cover the activities recom-
mended for exclusion ars:

The "A District"” section of the Harin County zoning code (Agriculutral

Consarvation Districts) permits normal agricultural activities, including
arns and cther structures necessary to support the agricultural uses. The

rooosed exclusion projects are adsguately coverad by this zoning designation.

Water and other utility projects are permitted subject to approval by appropriate
governnencal agencies. Grading and excavation activities are governed by the
Unifeorm Building Code, and supﬂlenented by a local excavating crdinance and a

‘dam ordinance. Any excavati ors in drainage courses or those excavations 1nvolving

more than 500 cubic yards reaguire a permit from the county. The dam ordinance



covers projecis ap to 57 avre foel of water and up te 20 Joul of spillway
height. hAbove those 1imiLs, state laws and regulalions are appl e,

It is recozmended that in Marin County's coastal »one the categorical cxclution
apply only where local zaning authorities have designated, At districts,  Thus
A-2 districts (limited agriculture) and R-A districts (suburban agriculture)
will not he eligible for categorical exclusion.

1ot Line Adius::enCS._?rliil:_chtrol

lot line adjustments, r:I7.u conteol, gigning, and minor roadway iwprovenents
are routine administraz:.s .:d technical activitios which in and of themselves

do not rormally impact oit J.zual land uses or the use of coastal resources, but
actually serve w: facilitalc or ephance the enjoyment of appraved uses and devel-
opments. The . :stal ¥one Conservation Commission under Proposition 20, pre-
dacessor to th.: C:mmission, deyeloped a Blanket Permit fov roadway projects
based on the esx::rrence thal certain projects did pot impact ¢oastal resources.

Imoact of Exzlusions Upon Ceastal Resources

Category @, Signs, is a daveloprnant category which relates primarily to the
visual rescurces of the coask. Since the exceptions writtun into the oxclusion
{I.B. 1-4) strictly limit excluded sign: to those of a small scale, and since
local controlis provide for Llhe review of even these signs, the recownended
categorical exclusions will not have .any adverse impacts, cither individually
or cumalatively, upon the visual and scenic resources of the coast.

The agricultural activities proposed for cxclusion in recommendation I A. are

the only ones in this referral which impact dircctly on actual land use and
develosment in the coastal zone. The excluded activities involve land use,

water use, water quality and visual impact considerations. ‘This Coi.—gsion finds,
jowever, that the exclusions will not have any individual or cumilative iwpacts
on these resources and may actually serve to enhance them. This finding is

based upon Chapter 3 of the California Coastal Act which eostablishes policies

for the preservation of prime agricultural land. Agriculture utilizes soils
resources in a manner consistent with the Ccoastal Act, This Commission further
finds that agricultural activities arec a major contributor fo the scenic resources
of the coastal zone, and that the axcluded developmenkts will Surve to enhance

that resource. (Protection against publlic view blockage has been resarved by the
language of the exceptions to the exclnsion:) Simitarly, the doiry dinposal
facilicles recoumended for exclusion wlll enhanue water quality. Watey supply
projests will further augment ayricultural nctivity in tune with Coastal Act
policy.

Lot line adjustmentd, as proposed, will have no impact at all on coastal te-
gsources. The legal adjustment of existing propurty lines in of no coaatal
significunce.

Category d develowpients, in a fashion similar to that of calegory G, will
regult in a beneficial impact on constal rosourees, sinee they will add to
public safety, facilitate access to recreational and visitor=screing uses, pro-
vide for proper drainage, limit crosion, and the like.



Im—azt on

.

Tre recomn2nded categorical sxclusions will neither afd to neor detract from the
1on, or qualicy of public access moints to public recrzation siteg
tidelands. ‘they will have no effect upon road capacity or any
i access,. Thoy

[l

¥ will, however, in the case of category IV (roadway
Zacilitate the use of existing and future access points by pro-
viding for signing and for public safety.

otier mezans
-

improveman

Significant ESfact on <. Tovrironment

Ir addition, the Commiss: - Zindse that, for the same reasons this exclusion will
have no potential for an: <:.inificant adverse effect, eithsr individually or
cunulatively, on coastal riz-Turces, this exclusion will have ro significant
effect on the znvironment for purposes of the California Environmental Quality
..ot of 1970.

IIE. CONDITIC:3

s 1} to assure that adoption of the exclusion will cause no significant
chang2 in éansity, height, or nature of uses in the excluded area and (2) to
implement thz exclusion, this order is subject to the following conditions:

1. Applicable Zoning

Development pursuant to this exclusion shall conform, unless octhetwisze
iimited by this order, fo the zoning in effect in Mariu County on the
date this order is adopted by the Commission.

\ﬁ\\HAqricultUral Develonment

73

Agriculturally-reiatad development permitted by this exclusion is only
allowed on parcels zoned A on the date this order is adopted by the
Commission.

T\E\ sater Impoundment Projects

hY
o impoundment project excluded by this order shall exceed 10 acre
feet, either in actual water impounded or in design capacity.
N
v. Signs
AN

ko sign excluded by this order shall exceed 25 square faet; or use
artificial lighting; or if free standing, exceed 15 feet in height;
cr, if attached, exceed the height of the building.

5. Traffic Control and Guidance

4o roadway markings subject to this exclusion shall create more
traffic lanes than existing previously,



10.

Implementation

The County of Marin shall, az an approvriate sctage in the local
approval process for development subj2ct to this exclusion, distribute
to the applicant for such local approval ar instruction sheet and

form providad by the Executive Director of the Commission. AFfter
obtaining final local governmental approval but prior to cemmenclng
construction under this exclusion, such applicant shall send the
completed form containing a brief description of the excluded devel—
opment to the Coastal Commission. !

Any amendment to the certified Local Coastal Program which affects

the land area to which this exclusion applies shall reguire the approval
of the California Coastal Commission pursvant to Commission Regulaticons
and the Coastal Act of 1976 (Public Resources Ccle Section 30514} .

The County of Marin shall maintain a record for any other permits
which may be required for categorically excluded development which
shall be made available to the Commission or any interested personr

upon request, pursuankt to Section 00154 of the Commission Local Coastal
Program Regqulations.

This exclusion shall apply to the permit requirements of the Coastal
Act of 1976, pursuant to Public Resources Code Section 30610{e) and
30810.5(b}, and shall not be construed to exempt any person from the
permit requirements of any other federal, state or local government
agency.

This exclusion snall not apply to tide and submery=ad land, beaches,
and lots immediately adjacent to ths inland extent of any beach, or

of the mean hich tide line of the sea where thore is no hoach,
potential public trust lands as identified by the State Lands Division
in the trust claim maps, or watlands as identified in the power plant
siting wetland resource maps. "

IV. RESCISSION AND REVOCATION

Pursuant to 14 Cal. Adm. Cods 13243(e), the Commission hereby declares that

the order granting this exclusion may be rescinded at any time, in whole or in
part, if the Commission finds by a majority vote of its appointed membership
after public hearing that the terms and conditions of the exclusion order no
longar support the findings specified in Public Resources Code Section 30610(d).
Further, the Commission declares that this order may be revoked at any time
that the terws and conditions of the order are violated.
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BOARD OF SUPERVISORS OF THE COUNTY OF MARTN
ResorurIon No. 81-276

A RESOLUTION OF THE MARIN COUNTY BOARD OF
SUPERVISORS AMENDING THE LOCAL COASTAL PLAN
UNIT II BY MODIFYING THE RECOMMENDED FUTURE
USE OF THE FISHER PROPERTY NEAR OLEMA.

WHEREAS: The Czlifornia Coastal Act of 1976, requires Counties and incorporated

cities to prepare a local cuastal plan for coastal areas; and

WHEREAS: The Board of Supervisors adopted the Local Coastal Plan, Unit IT on

December 9, 1980 and the Coastal Commission conditionally approved it on Rpril 1,

1981, and

WHEREAS: The Board of Supervisors held a duly noticed public hearing om

September 1, 1981 to consider an amendment ¥o the local Coastal Plan, Unit IF, which

amendment would allow a combination of single family residential and resort coﬁmercial

recreation uses on Assessor's Parcels #166~230-05 and #166-202~02; and

WHEREAS: The Board of Supervisors made the following findings and observations:

1.

6.

The RCR zoning recommended by the ICP IT would make the existing house
a legal nonconforming use. Should the house be substantially damaged,
by fire, or earthguake, for example, it could not be rebuilt. The
recommended zoning in the LCP II should be revised to acknowledge and
permit the existing single family residence.

The P.G. & E. substation and the pond located on Inger Fisher's property
form a boundary dividing her property into a portion near State Highway 1
and a portion fronting onto §ir Francis Drake Boulevard. The portion of
her property west of the pond, closest to Highway 1 should remain designated
RCR in the ICP II. However, it is reascnable to consider single family
residential use on the portion east of the pond, fronting onto Sir Francis
Drake Boulevard.

The Fisher property is within the town expansion area.

Adjacent residential developments within the town expansion area are
primarily on 10,000 square foot lots and are recommended in the LCP IT

to be rezened to 20,000 sqguare foot lots.

The resulting residential density on the northeast portion of the property
as a result of the proposed amendment will be approximately one house per

acre.

The APZ zone is not directly adjacent to this property.

NOW, THEREFORE, BE IT RESOLVED: That the Marin County Board of Supervisors does

hereby approve an amendment to the Local Coastal Plan Unit IT by deleting recommenda-

tions 4 and 5 on Page 45 and replacing them with the following:

4. Three of the four parcels on the northeast corner of 8ir Francis Drake
Boulevard and Highway 1, uphill from the 01d Olema Hotel, shall be
rezoned from H-1 and A~-2:B~2 to VCR. These parcels include:

Zoning

Assessor's Parcel Number Existing LCP
166-202-01 H-1 VCR

166-202-03,04 A-2:B-2 VCR



5. The large 13+ acre parcel upland and north of the 0ld Qlema Hotel,
AP #166-193-01 and 02, #166-202-02 and #166-230-05 shall be
rezoned to permit the development of a combination of single
family residential and resort-commercial recreation uses. There
is an existing single family residence at the eastern edge of
AP #166-330~-05. Four additional single family homes could be
developed adjacent to the existing house and still maintain the
low density necessary for this environmentally sensitive and
very visible portion of land. The eastern most 6 or 7 acres of
AP #166-320-05 shall be zoned to permit a total of five single
family homes. The rest of AP ¥166-202-05, together with AP #i66- .
193-01 and 02 and #166-202-02 shall be zoned RCR- The division
of AP’s §#166-230-05 and #166-202-02 to permit the development of
single family homes shall not occur unless and until they are
merged with AP's #166-193-01 & 02 to consolidate the RCR parcels
into one site. All these parcels are owned by a single family.

This property has potential for development as a motel/resort
complex, the only parcel with this potential in Olema. The site
is large enough for a 20 to 40 unit motel or cottages, a major
addition to the town. In order to minimize the impacts of develop-
ment on this site, the following design standards shall be met.

* Structures shall be clustered on the more level areas of the property,
away from the steep road cuts on Highway 1 and off of the upper
grassy slopes. These upper slopes shall be maintained open to protect
their visual character.

* Development shall be designed to minimize visual impacts on adjacent
federal parklands, Highway 1, and $ir Francis brake Boulevard. The
height of permitted structures shall be in keeping with the character
and scale of surrounding development.

* Pedestrian paths shall be established from the site to ncarby federal
park activity areas. Minor improvements may be required to Highway 1
in order to safely accommodate such paths.

* The character of the project shall incorporate and reflect the
historic character of COlema and existing recreational uses in the area.
Comments from the National Park Service shall be solicited in the process
of development plan review by the County.

* Development shall include adequate on-site sewage disposal.

PASSED AND ADOPTED by the Marin County Board of Supervisors at their regular

meeting of September 1 , 1981, by the following vote, to-wit:
AYES: Supervisors: Barbara Boxer, Al Aramburu, Gary Giacomini
NOES : Supervisors:

Im
.-_,j Ov <o *
CHAIRMAN OF THE BOARD OF SUPERVISORS
COUNTY OF MARIN

ABSENT: Supervisors: Bob Roumiguiere, Gall Wil

ATTEST:

VWW

van Gillespie
Clerk of the Board of Supervisors




WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

BOARD OF SUPERVISORS OF THE COUNTY OF MARIN
RESOLUTION NO._8- 162

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE
COUNTY OF MARIN ACCEPTING AND AGREEING TO THE
CALIFORNIACOASTAL COMMISSION'S CONDITIONS OF
APPROVAL FOR CATEGORICAL EXCLUSIONS iN THE UNIT i
COASTAL ZONE OF MARIN COUNTY

the Marin County Board of Supervisors adopted the Unit II Local Coastal
Plan on December 2, 1980, and

the California Coastal Commission adopted a Resolution of Certification-on
the Unit Il Local Coastal Plan on April 1, 1981, and

as part of the finai certification process of the Unit ii Local Coastal Plan,
the California Coastal Commission did adopt, on January 7, 1982,
Categorical Exclusion Order No. E-81-6 pursuant to Public Resources Code
30610(e), and

Categorical Exclusion Order No. E-81-6 sets forth the conditions whereby
specific developments are excluded from the permit requirements of the

California Coastal Act of 1976.

NOW, THEREFORE, BE IT RESOLVED that the Marin County Board of Supervisors does

hereby acknowledge receipt of Categorical Exclusion Order No. E-81-6,
including conditions of approval, and accepts and agrees to the terms and
conditions to which the categorical exclusions have been made subject.

- PASSED AND ADOPTED by the Marin County Board of Supervisors at its regular

AYES:
NOES:
ABSENT:

ATTEST:

meeting held on the 11th day of May , 1982, by the following
vote, to wit:

SUPERVISORS: Bob Roumiguiere, Barbara Boxer, Al Aramburu, Gail Wilhelm
SUPERV1SORS: -
SUPERVISORS: Gary Giacomini

Syt

CHAIRMAN OF THE BOARD OF
SUPERVISORS, COUNTY OF MARIN

Vor Gettesppio

Clerk of the Board



¢ C

CATEGORICAL EXCLUSION ORDER E-Bl-6
MARIN COUGNTY, UNIT II

(Northern Portion of County)

The Commission by a two-thirds vote of its appointed members hereby adopts, by
regqulation, an order, pursuant to Public Resources Code Sections 30610{e) and |
30610.5(b), categorically excluding from the permit requirements of the California
Coastal Act of 1976 the categories of development within the specifically

defined geographic area described below:

X. CATEOGRY OF DEVELOPMENT AND GEOGRAPHIC AREA

This order categorically excludes the following development:

1. Construction of single family residences in the community of Point Reyes
Station, Marin County;

.2. Land divisions in the community of Point Reyes Station, Marin County

(See Exhibit 1)

3. (a) On-site signs (as conditioned) advertising available services or
products. An on-site sign is defined as an advertising structure which
is located on the property or building occupied by the business, product,
or services advertised.

{(b) Agriculturally-related development (ar conditioned) including:

1,

2,

Barns, storage, equipment and other necessary buildings.

Dairy pollution projects including collection, holding and
disposal facilities.

Storage tanks and water distribution lines utilized for on-site,
agriculturally-related activities.

Water impoundment projects in canyons and drainage areas not
identified as blue line streams on USGS 7% Minute Quad Sheets.

Electric utility lines.

New fencing for farm or ranch purposes, provided no solid fence
designs are used.

Agriculture means the tilling of the soil, the raising of crops,

- horticul ture, wviticulture, livestock, farming, dairying, and

animwal husbandry, including all uses customarily incidential and
necessary thereto.

(¢} Lot line adjustments not resulting in a change in density or the
creation of new parcels.

Approved 2/5/82
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() Traffic control signing and minor roadway improvements (as conditioned)
including:

l. Culvert replacement.
2. Guard rails, retaining walls.
3. Slope stablization.

4, signs for traffic control and guidance including roadway
markings and pavement delineation.

5. Drainage course maintenance and cleaning involving less than
50 cubic yards of excavation. ‘

This category of development is excluded in the entire coastal zone of
Unit II in Marin County (Northern Marin); except that for agriculturally
related development, the exclusion shall not include the area between the
coast and the nearest public road paralleling the sea, or 1/2 mile inland
from the coast, whichever is less. The exclusion area shall be shown on
the notarized exclusion maps on file with the Commission and with Maxin
County.

Limitations on Exclusion:

This exclusion shall apply to the permit requirements of the Coastal Act of
1976, pursuant to Public Resources Code Section 30610(e) and 30610.5(b}, and
shall not be construed to exempt any person from the permit regquirements of
any other federal, state or local government o agency.

This exclusion shall not apply to tide and submerged land, beaches and lots
immediately adjacent to the inland extent of any beach, or of the mean high
tide line of the sea where there is no beach, motential publiec trust lands as
identified by the State Lands Division in the trust claims maps, wetlands as
identified in the power plant siting wetland resources maps.

II. CONDITIONS
This order is subject to the following conditions:

1. Category l: Single family dwellings in the community of Point Reyes
Station Marin County, subject to the following terms and conditions:

a. For purposes of this Categorical Exclusion, the “community of Point
Reyes Station” is defined as that land area which lies within the
community expansion boundary recognized by the Commission. The
community expansion boundary is indicated on-maps on file with the
County and with the Commission. Excluded lots are shown in Exhibit 2, 1-10.

b. Project height shall not exceed 24 feet from average finished grade.
(The term "average finished grade" is defined in Attachment i) This
condition responds to Section 30251 of the Act regarding protection
of scenic areas and public views, and maintenance of community character.
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The Exclusion shall apply only to those lots of record lying within

the specific Exclusion area designated on Exclusion Map Exhibit 1

and to those parcels created pursuant to Category 2 of this Exclusion
Order. Coastal permit review of projects in other areas of the Cymmuni ty
is required due to issues of density, relationship o commercial

uses, traffic circulation, anc other coastal planning issues.

Prior to the issuarce of a building permit, the County of Marin shall
certify to the Executive Director of the Commission that the applicant
for a development subject to the terms of this exclusion order has
provided evidence that the height limit of the proposed development
does not exceed 24 feet from the average finished grade and that

the proposed residential dwelling is set back at least 50° (fifty
feet) from any active fault trace ‘as shown on the Alquist-Priolo maps
on file with the County.

Category 2: Land divisions in the community of Point Reyes Station, Marin

County, subject to the specific terms and conditions outlined below.

Q.

For purposes of this Categorical Exclusion, the "community of Point
Reyes Station” is defined as that land area which lies within the
community expansion boundary recognized in the Local Coastal Plap.
The community expansion boundary is indicated on the implementation
maps.

Where properties divided pursuant to this Exclusion Order have frontage
on State Highway One, there shall be recorded by the applicant/landcwner
an irrevocable offer to dedicate to any public agency, or to an appro-
Priate transportation agency or to a private association approved by

the Commission, an easement consisting of a ten—foor strip contiquous
with and paralleling Highway One, which shall be made available to the
appropriate agency for the development of bicycle routes, intra- ancé
intercommunity trails, and non-automobile alternatives on and throuch
this property. The offer shall be irrevocable for a period of ten
years, running from the date of recording and shall run with the

land in favor of the people of the State of California, binding
successors and assigns of the applicant and/oxr landowner. Such offer
shall be recorded free of prior liens and encumbrances except tax

liens. This requirement is essential for the preservation of planning
options for provision of nonautomobile transportation and circulation.
The requirement addresses Section 30252 of the Coastal Act regarding
public access and transportation alternatives and the Transportation and Road
Capacity policy under "Public Services and New Development” of the Marin
County ICP.

The size of parcels xesulting from a division under this order shall
be no less than the minimum acreaqge allowed for the zone under the
County zoning maps in effect at the time this order is adopted by
the Commission,

The County of Marin shall forward copies of the final parcel map(s)
for all projects approved pursuant to this Exclusion to the Executive
Director.
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3. Development pursuant to this exclusion shall conform, unless otherwise
limited by this order, to the zoning in effect in Marin County on the
date this order is adopted by the Cowmmission or zoning adopted by the
County pursuant to the LCP certified by the Cormission.

4. Agriculturally-related development permittéd by this exclusion is only

allowed on parcels zoned for agricultural use on the date this order is
adopted by the Commission. .

5. No water impoundment project excluded by this order shall exceed 10 acre
feet, either in actual water impounded oY in design capacity.

6. No sign excluded by this order shall exceed 25 square feet; or use
artificial lighting:; or if free standing, exceed 15 feet in height; or,
if attached, exceed the height of the building.

7. No roadway markings subject to this exclusion shall create more traffic
lanes than existing previously.

8. This order shall be of no force and effect uatil the effective date
of the delegation of development review authority to a local government
pursuant to Public Resouxces Code Section 30519.

T1I. FINDINGS AND DECLARATIONS

The Commission hereby finds, for the reasons set forth below, that this exclu-
sion, as conditioned, presents no potential for any significant adverse effecrt,
either individually or cumulatively, on coastal resources Or on public access
to, or along the coast.

The Commission finds that for the same reasons that this exclusion will have
no potential for any significant adverse effect, either individually or cumu-
latively, on coastal resources, this exclusion will have no significant effect
on the environment for purposes of the California Environmental Quality Act of
1970.

The Commission further finds and declares as follows: -

1. Provisions for Categorical Exclusions

Specifically, Public Resources Code Section ?7610(d) states that no coastal
development permit shall be required fox...

"Any category of development or any category of development within a
-specifically defined geographic area, that the Commission, by regulation,
after public hearing, and by two-~thirds vote of its appointed members,
has described or identified with respect to which the Commission has
found that there is no potential fox any significant, adverse effect,
either individually or cumulatively, on coastal resources or on public
access to, or along the coast and that such exclusion will not impair
the ability of the local government to prepare a local coastal program,”

Public Resources Code Section 30610.5(b} requires:

mpvery exclusion granted shall be subject to terms and conditions

to assure that no significant change in density, height or nature
of uses will occur without furthex proceedings under this division
and an order granting an exclusion under Subdivision (d) of Section
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30610 "...may be revoked at any time by the Commission if the
conditions of the exclusion are violated."

It is found that provisions for categorical exclusions are appropriately
applied to the subject single family residential development and land
divisions. The necessary findings are made as outlined in the following
material. This is consistent with the requirement that no exclusion
shall be granted for specific areas where coastal resources could be
adversely impacted. ’

s

Visunal and Scenic Resources

Public Resources Code Section 30251 states:

"The scenic and visual gualities of coastal areas shall be considered

.and protected as a resource of public importance. Permitted development
shall be sited and designed to protect views to and along the ocean

and scenic enastal areas, to minimize the alteration of natural land forms,
40 be visually compatible with the character of surrounding areas, and,
where feasible, to restore and enhance visual guality in visually

degraded areas. N

Section 30253(5) states:

“Where appropriaﬁe, protect special communities and neighborheods which,
because of their unique characteristics, ere popular visitor destination
points for recreational uses."

The protection of the visual and scenic qualities is an important issue
identified both in the Marin County Local Coastal

Program and in the review ot permit applications. In particular, the
Coastal Act reguires the protection of public views to and along the
ocean and in scenic coastal areas., ,The approval of any significant
structure in these areas requires careful consideration of the surround-
ing topography and the location to the development such that the public
views are protected. Therefore, the Commission finds that no exclusien
can be granted for certain types of development in areas where public
views or scenic coastall areas could be adversely impacted.

. As conditioned, this exclusion rimits the height of any structure built

pursvant to this exclusion within Point Reyes Station to 24 feet from the
average finished grade. This condition assures compatibility with existing
development structures, maintains the character of development in the

area, and protects visual resources. RS conditioned, the exclusion will
have no potential for adverse impact on visual and scenic coastal resouxces.

-Geologic Hazards

public Resources Code Section 30253 provides:

Mew development shall:



B (f} } n Q'; ) Page Six *

{1} Minimize risks to life and property in areas of high geologic,
flood, and fire hazard. .
{2) Assure stability and structural integrity, and neither create:
Tor contribute significantly to erosion, geologic instability, or
destruction of the site or surroinding area or in any way require the
construction of protective devices that would substantially alter
natural landforms along bluffs and cliffs.
The San Andreas Fault rums through a portion of Point Reyes Station, and
specifically through the exclusion area. Tie most damage to life and
property would occur if a structure were placed directly over an active
fault trace. The lateral or vertical movement along the fault would
literally tear apart the structure. Because of this potential for geologic
hazard, all single family dwellings subject to this exclusion must be
set back a minimum of fifty feet From any active Fault trace. While the
Alquist-Priclo Act exempts single-story, wood-frame structures from its setback
requirements, the Guidelines of the Division df Mines and Geology
recommend that such structures be set back as well. As conditioned, the
exclusion will have no potential for significant adverse impact and will
minimize risks to life and property in areas of geologic instability, in
accordance with Section 30253.

-Location of Development/hdequacy of Services

Public Resources Code Section 30250(a} provides:

{a) New deselopment, except as otherwise provided in this division shell
be located within, contiguous with, or in cleose proximity to,
existing developed areas able to accommodate it or, where such areas
are not able to accommodate it, in other areas with adequate public
services, and where it will ne: have significant adverse effects,
either individually or cumulatively, on coastal resources.

The categorically excluded development within Point Reyes Station 1s develop-
ment within the expansion area which the County of Marin has designated in its
1ocal Coastal Program, and which the Commission has certified, with
conditions.

Single family homes in Point Reyes Station receive water supply from the
North Marin County Water District, and utilize individual septic tank
systems for sewage disposal. The Water District presently has the capacity
to serve 755 residential units (354 more than those now existing), with
generous allocations for current demand and growth in recreational, .agri-
cultural, commercial, and governmental uses.

To ensure that the demand for water does not exceed capacity, the Local
Coastal Plan requires the County to notify the Water District when 300
more meters have been hooked up in the water district service area. AL
that point, the Water District may plan its expansion. After a total of
755 units are connected, the County is to cease lssuance of building
permits. Because the Water District maintains that present capacity is
adequate to serve 755 units with generous provision of coastal-priority
uses, the exclusion of single-family residences under this order has

no potential for adversely affecting uses which are given priority under
the Coastal Act.

"
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Public Resocurces Code Sccticn 30210 provides:

In carrying out the reguirement of Section 2 of Article XV

of the California Constitution, maximum access, which shall

be conspicuously posted, and recreational opportunities shall

be provided for all the people consistent with public safety

needs and the need to protect public rights, rights of private
' Property owners, and natural rescurce areas from overuse.

The exclusion of these projects from coastal permit requirements will
not affect significantly,public access tc or along the coast. Though
some of the projects in Point Reyes Station lie between the sea and the
first road, they are some distance removed from the water due to the
presence of large agricultural holdings which intervene. There are
several County and State owned recreation areas in the immediate vicinity
of the community, such as White House Pocl, Tomales Bay State Park, and
Millexrton Point.

Pursuant to condition 3 of this exclusion, where properties divided
pursuant to this order have frontage on State Highway One, the development
shall be accompanied by an offer to dedicate a ten-foot strip contiguots
with and paralleling Highway One which shall be made available to an
appropriate agency for the possible development of bicycle routes

and community trails, and non-automobile transportation alternatives on
and throughthe property. This requirement is essential for the
presexvation of planning options for provision of non-automobile trans-
portation and circulation. The requirement addresses Section 30252 of
the Coastal Act regarding public access and transportation alternatives.
The Local Coastal Progran anticipates that some traffic on Highway One
may be eliminated by use of non-automobile transportation alternatives.

The Marin County LCP concludes, on the basis of the Highway One capacity
study, that no more than 350 units are likely to be built in the next

20 years through the Point Reyes-Olema-Inverness park area, far below
buildout maximums. If sewage disposal constraints are considered for this
area, the number will probably not go much higher. Thus, excessive
traffic volumes are not expected to become a serious problem. Only

downtown Point Reyes Station (removed from Highway One by an arterial)
may need further attention,

The Commission also finds that Category 3 of development excluded by thig
order consists of projects which the Secretary of Resources has determined are
categorically exempt from the provisions of the California Environmental
Quality Act of 1970 as having no significant effect on the environment.

The sections of the CEQA Guidelines which exempt these categories are listed
below:

Category. of Development Excluded 14 Cal. Adm. Code sec.

{(a) On site signs 15101 {g}, 1511l1l({a)

— {b} Agriculturally-relatcd development
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1. Necessary buildings 15111
2. Dairy Pollution projects 151011}, 15102(e)
3. Agriculturally-related storage
tanks 15101 {m}, 15104
4. Water impoundment in certﬁin
areas ] 15101 (m), 15104
5. ¥lectric Utility lines 15101 {d), 15101{c) and (d), 138103 (i

6. HNew fencing for farm/ranch pro-

perty 15103 (e), 15104
{c) Lot line adjustments ) 15105 (a)
Category of Development Excluded 14 Cal. nAdm. Code sec.

(d) Traffic control

1. Culvert replacement 15101 (d) and (£}
2. Guard rails and retaining walls 15101 {d) and {f}
3., Slope stabilization - 15101 (4) and (f)
4. Roadway markers 15101 { £}

5. Drainage course maintenance 15101(1), 15102(c)

The Commission finds that the categories of development proposed for exclusion
are developments which have posed no significant coastal concerns in the past,
and do not now require attention as possibly detrimental to coastal resources.
On August 2, 1977, the Commission adopted Categorical Exclusion Order No.
E~-77-7 which found the categories of development now under consideration were
exempt from the requirements for a Commission-issued coastal development permit
pursuant to section 30610(d) {(now subsection (e)) of the Act.

From the date of exclusion to the present, there have been no significant ad-

verse effects, <ither individually or cumulatively, on coastal resources or on
public access to, or along the coast.

a) _ On-Site Signs

Marin County has a sign ordinance governing the height, area, design, and other
facets of sign development. The local regulations are lengthy, detailed, and
specific. The ordinance requires a local sign permit and local design review,
The following sections of the local code are relevant:

Marin County: Chapter 22.69 of Title 22 of the Marin County Code
(zoning), including sections 22,69.010 through 22.69.110
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B} Agricultural Activities

-Marin County's zoning and other local controls which cover the activities recom-
mended for exclusion are:

The "A District" section of the Marin County zoning code {Agriculutral
and Conservation Districts) permits normal agricultural activities, including
barns and other structures necessary to support the agricultural uses. The .
proposed exclusion projects are adequately covered by this zoning designation.

Water and other utility projects are permitted subject to approval by appropriate
governmental agencies. Grading and excavation activities are governed by the
Uniform Building Code, and supplemented by a local exXcavating ordinance and a

dam ordinance. Any excavations in drainage courses or those excavations involving
more than 50 cubic yards reguire a permit from the county. The dam ordinance

covers projects up to 50 acre feet of water and up to 25 feet of Spillway
height. Above those limies, svate laws and regulations are applied.

It is recommended that in Marin County’'s coastal zone the categorical exclusion
apply only where loecal Zoning authorities have designated, "A" districts. Taus
A-2 districts {limited agriculture) and R-A districts (suburban agriculture)
will not be eligible for categorical exclusion.

“Ej ~LOt Line Adjustments, Traffic Control

Lot line adjustments, traffic control, signing, and minor roadway improvements
are routine administrative and technical activities which in and of themselves
do not normally impact on actual land uses or the use of cpastal rasources, Lut
actually serve to facilitate or enhance the enjoyment of approved uses and devel-
opments. The Coastal Zone Conservation Commission under Proposition 20, pre-
decessor to this Cemmission, developed a Blanket Permit for roadway pProjects
based on the experience that certain projects did not impact coastal resources.

Impact of Exclusions Uoon Coastal Resources

LCategory 2, Signs, is a development category which relates Primarily to the
visual resources of the ceast. Since the exceptions written into the exclusion
(I.B. 1-4) strictly limit excluded signs to those of a small scale, and since
local controls provide for the review of even these signs, the recommended
categorical exclusions will not have any adverse :mpacts, either individually
Or cumulatively, upon the visual and scenic resources of the coast.

The agricultural activities proposed for exclusion in recommendation II A. ara
the only ones in this referral which impact directly on actual land use and
development in the coastal zone. The excluded activities invelve land use,

water use, water quality and visual impact considerations. This Commission finds,
~however, that the exclusions will not have any individual or cumulative impacts
on these resources and may actually serve to enhance them. This finding is

based upon Chapter 3 of the California Coastal Act which establishes policies

for the preservation of prime agricultural land. Agriculture utilizes soil
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'+ ,r¥esources in a manner consistent with the Ccastal Act. This Commission further
iinds that agricultural activities are a major contrihbutor to the scoenic resources
of the coastal zone, and that the excluded davelopments «will serve to enhance
that recource. {Protection against public view blockage nas been reserved by the
language ol tha excentions to the oxclusion:) fimilorly, the dairy dispenl
facilities reccmmended for exclusion will erhance water guality. %ater supply
projects will further augmen% agricultural activity in tune with Coastal hct
policy.

Lot line adjustments, as proposed, will have no impact at all on coastal re- .
sources. The legal adjustment of existing property lires is of no coastal
significance.

—

-

o Cétegory dr developments, in a fashion similar to that of category 6, will
result in a bensficial impact on coastal resources, since they will add to
Public safety, facilitate access to recreational and visitor-serving uses, pro-
vide for proper drainage, limit erosion, and the like.

Impact on Public Access

The recommended categorical exclusions will neither add to nor detract from the
number, location, Or quality of public access points to public recreation sites
or te public tidelands. They will have no effect upon road capacity or any
other means of access. They will, however, in the case of category IV (roadway
improvements) facilitate the use of existing and future access points by pro-
viding for signing and for public safety.

Iv. IMPLEMENTATION

1. The oxder cranting a categorical exclusion for these categories of
development in Marin County, northern portion, pursuant to Public Resources
Code Section 30610(e) shall not become effective until the Executive
Director of the Coastal Commission has determined in wyriting that
the local government has taken the necessary action to carry out the
exclusion crder pursuant to Section 13244 of the Coastal Commission
regulations. ’

2. The County of Marin shall, at an appropriate stage in the local approval
process for development subject to this Exclusion, distribute to the
applicant for such local approval an instruction sheet and form provided
by the Executive Director of the Commission. After obtaining final local
governmental approval but prior to commencing construction under this
exclusion, such applicant shall send the complated Form containing a
brief description of the excluded development to the Coastal Commission.

3. Maps shall be submitted for the Executive Director's review and approval
before the County may implement this exclusion order. Said maps shall show:
a. The appropriate approved zone district,

b. areas of actual or potential public trust, and

¢. boundaries of parcels landward of the first public road parallelling
the sea.

4. Prior to the issuance of a building permit for a single family residence
subject to this exclusion order, the Planning Director, or appropriate
official of the County of Marin shall cextify to the Executive Director
of the Coastal Commission that the height limit and building setback
conditions of this order have bheen meet.
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5.  The County of Marin shall maintain a record for any other permits which
may be required for categorically excluded development which shall be
made available to the Commission or any interested Person upon request,
pursuant to Section 00154 of the Commission Local Coastal Program
Requlations.

V. RECISSION AND REVOCATION

Pursuant to 14 California Administrative Code 13243(e), the Commission hereby
declaxes that the order granting this exclusion may be rescinded at any time,
in whole or in part, if the Conmmission finds by a majority vote of its
appointed membership after public hearing that the terms and conditions of the
exclusion order no longer support the findings specified in Public Resources
Code Section 30610(d). Further, the Commission declares that this order

may be revoked at any time that the terms and conditions of the order are
viclated.



ATTACHMENT |

Categorical Exclusion Order

"Rverage existing grade", as used in this Exclusion, is defined as the median
elevation point between the highest and lowest points of existing grade

within the building pad. Heignt shall be measured vertically from this poinc.,
The highest elevation of the rpofline may not exceed the specified height (ie.
24 feet in Point Reyes Station) measured along this axis.
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RESOLUTION NO. 82-256 °

A RESOLUTION OF THE MARIN COUNTY BOARD OF SUPERVISORS ADUPTING
AMEWDMENTS TO THE UNIT I LOCAL CCASTAL PLAN

WHEREAS «

WHEEREAS :

WHEREAS :

WHEREAS:

WHEREAS;

WHEREAS:

WHEREAS:

r

WEEREAS :

The California Coastal Commission certified the Marin

County Local Coastal Plan Unit I on April 1, 1980, and
The Unit I Local Coastal Plan contains policies ’
requiring the preservation.of historiec structures and

the designation of historic preservation areas within

the coastal zone, and

To implement these policies, the County of Marin has
produced a report entitled "Marin County Local Coastal
Program Historic Study," and

Said report recommends the designation of specific
areas within the Unit I Coastal zone as "historic
areas", and

Said report makes recommendations on LCP policies and
guidelines for preserving historic structures, and

The Marin County Planning Commission held a duly
noticed public hearing on the subject amendments to the
Local Coastal Plan Unit I on January 11, 1582, and

The Marin County Planning Commission has recommended
the amendment 6f the Unit I Local Coastal Plan, to
implement the "Historic Study", and

Amendments to the Local Coastal Plan Unit I are
considered exempt from the provisions of the California
Environmental Quality Act under Section 21080.5 of the
Public Resources Code, and .

n

The Marin County 3card ©f Sucervisorg Zinds that the
publiic necessity, convenience and generzl welfare do
require these amendments to the Local Coastal Plan Unit

I.

NOW THEREFORE BE IT RESOLVED: That the Marin County Board of
Supervisors does hereby approve and adopt the amendments to the
Local Coastal Plan Unit I as set forth herein:

Page 51:

Amend the [irst three paragraphs to read as follows:

Historic Resources

Section 30253 of the California Coastal Act of 1876
mandates the protection of communities and
neighborhoods "which, because of their unique
characteristics, are popular visitor destination points
for recreational uses.” The intent of this policy is
to protect the unique character of existing coastal
communities.

The Unit I coastal communities are historically
important and aesthetically unique. The LCP proposes
that structures in the coastal zone built prior to 1930
should be reviewed through the coastal permit procedure
before being altered or demolished. Additionally the
LCP designates specific areas with the Unit I coastal
zone as “"historic areas”, New construction and
additions to or democlition of existing structures will
require a Coastal Permit.
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Boundaries for historie areas were selected to include
groups of unique and architecturzlly significant
structures that are visually accessible to both local
regidents and visitors., Community input and additional
historic surveys are encouraged as part of the Coastal
Plan. After survey, historic area boundaries could be
revised through the public review process,

All pre-1930's structures in the coastal zone are
eligible for utilization of the State Historic Building
Code, an alternative to the Uniform Building Code.

This alternative code can aid property owners in the
retention of historic character of buildings that

undergo restoration and rehabilitation, and can result
in cost savings.

This section illustrates some of the other historic
structures in Unit I. These are by no means all of the
historic structures in Unit I. The descriptions that
follow are based on Discovering Marin (1974).

amend policies 15, 16, and 17 to read as follows:

Historical Resources

15. 1In order to protect the unique gqualities and
character of coastal communities in the Unit I
coastal zone, historic structures shall be
preserved and restored. The following means shall
be used to protect and preserve historic
structures:

a. "Historic areas"” shill be established in
Stinson Beach and Bolinas. The boundaries of
these areas are described and mapped in
Appendix F of the Unit 1 LCP. Within these
historic area boundaries, all new construction
shall conform in scale, design, materials and
texture with the surrounding community
character,

5. &lterations aznd EcAciticns. HRlterzticns or
additions to any structure built prior to 1930
shall regquire a coastal project permit; except
that, maintenance or repair to restore ‘any
pre-1930's structure to its original
architectural character shall be exempt from
the requirement of a coastal permit,
Alterations or additions to any pre-1930
structure shall retain the scale and original
architectural features of the structure,
especially for the front facade,

c. Demolitions. Demolition of any structure
built prior to 1930 shall require a Coastal
Project Permit; except that, demolition of any
secondary or agricultural building built prior
to 1930, may be exempted from the requirement
for a coastal permit upon a finding by the
pPlanning Director or appropriate hearing bedy
that such structure is not a significant
historic resource. Issuance of a Coastal
Project Permit for the demolition of any pre-
1930 structure may be delayed for a period,not
to exceed six months, During this period, .the
property owner or local historic group or
society may attempt to find a purchaser or
alternate location for the structure. This
six month period may be waived by the Planning
Director or appropriazte hearing body upon a
finding that the structure is not historically
significent or cannot 53 rehzbilitated,

P



16. All Coastal Project Permits for projects located
within the boundaries of an historic area, and for
Projects involving pre-1930 buildings, shall be
reviewed in accordance with:

a. The "Design Guidelines For Construction in
Historic Areas and For Pre-1930 Structures"®
and,

b. The "Ristoric Review Checklist”, both locatéd
in Appendix F of the Unit I LCP.

17. Al Coastal Project Permits for historic
structures shall be reviewed by established local
Planning or design review groups, where these
groups exist,
Add Appendix F to read as follows:
APPENDIX F - HISTORIC PRESERVATION

RECOMMENDED HISTORIC AREA BOUNDARIES

Historic area boundaries were selected for greoups of historic
structures in areas within coastal communities., Criteria used in
defining historic areas were visual access and coherent grouping
as well as architectural and historic composition. Groups of
non-conforming structures that disrupt the historic guality of an
area were excluded. Area houndaries are described in this
section, followed by maps of the recommended boundaries.

Bolinas

The historic area in Bolinas includes parcels bordering Wharf
Road in downtown Bolinas and some parcels on Brighton Avenue in
the 1882 Waterhouse subdivision from Smiley's Bar at' (AP #193-
061-04), £#41 Wharf Road, and three parcels to the west on the
Olema to Bolinas Road. Parcels south of Wharf Road from £48
Wharf Road (AP $#193~081-09) to Brighton Avenue and parcels up to
11 Olema to Bolinas Road are included., ‘Phe area also encompasses
parcels bordering Brighton .Avenue on the east Zreo; =3 Zrighoon
Road (AP £193-075-13) to §87 Brighton Avenue (AP £183-102-14}.

Stinson Beach

The Stinson Beach historic area encompasses parcels bordering

both sides of State Route 1 between Belvedere Avenue and Calle

del Mar. Two parcels adjacent to and north of Calle del Mar

bordering State Route 1 (AP $'s 195-191-16 and 195-192-05), which
includes Airey's, now called the Superette, are also within the
historic area. .
CMA‘FS) TRESHER Sy eSS A d CHECLIST Ars L aCion® we ol T OF }"F:‘r.sﬁu'iuaﬁuw)

PASSED AND ADOPTED by the Board of Supervisors at its regular meeting held on the

22nd day of June, 1982 by the following vote, to wit:

AYES: Al Aramburu, Gary Giacomini, Gail Wilhelm
NOES: -
ABSENT: Barbars Boxer, Bob Roumigquiere %‘W‘)

ATTEST: CHAIRMAN OF THE BOARD OF SUPERVISORS
) COUNTY OF MARIN

Ver

CLERK
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RESOLUTION NO. B82-257

A RESOLUTION OF THE MARIN COUNTY BOARD OF SUPERVISORS ADOPTING
AMENDMENTS 70 THE UNIT II LOCAL COASTAL PLAN.

WHEREAS :

WHEREAS:

WHEREAS :

WHEREAS :

WHEREAS:

WHEREAS:

t

WHEREAS:

WHEREAS ;

The Unit IT Local Coastal Plan contains pelicies !
requiring the preservation of historic structures, and
the designation of historic preservation areas within
the coastal zone, and

To implement these policies, the County of Marin has
produced a report entitled: ‘“Marin County Local
Coastal Program Historic Study", and

Said report recommends the designation of specific
areas within the Unit II coastal zone as "historic
areas", and

Said report makes recommendations on LCP policies and
guidelines for preserving historic structures, and

The Marin County Planning Commission held a duly
noticed public hearing on the subject amendments to the
Local Coastal Plan Unit II, on January 11, 1982, in
accordance with the California Government Code, and

The Marin County Planning Commission has recommended
the amendment of the Unit II LCP, to implement the
"Historic Study", and

Amendments to the Local Coastal Plan Unit IT are
considered exempt from the provisions of the California
Environmental Quality Act under Section 21080.5 of the
Public Resources Code, :z7d

The Marin County Zoar¢ of Supervisors fimds thet the
public necessity, convenience and general welfare do
require these amendments to the Local Coastal Plan Unit
II.

HOW THERTFORE BE IT RESOLVED: That the Marin County Board of
Supervisors hereby approve and adopt the amendments to the Local
Coastal Plan Unit II as set forth herein:

Page 193:

Amend the last paragraph to read as follows:

The Unit IT coastal communities are historically
important and aesthetically unique. ‘The LCP provides
that all structures in the coastal zone built prior to
1930 should be reviewed through the coastal permit
process, before being altered or demolished.
Additionally, the LCP designates specific areas within
the Unit I1 coastal zone as "historic areas®. New
construction, and additons to or demolition of existing
structures, will require a coastal permit,

Boundaries for historic areas were selected to include
groups of unique and architecturally significant '
structures that are visuwally accessible to both local
residents and visitors. Compunity input and additional
historic survey are encouraged as part of the coastal
plan. After survey, historic area boundaries could be
revised through the public review process,

All pre-1930's structures in the coastal zone are
eligible for utilization of the State Historic Building
Code, an alternative to the Uniform Building Code,



Page 206:
1.

This alternative code can aid property owners in the
retention of historic character of buildings that

undergo restoration and rehabilitat

ion, and can result

in cost savings,

Amend Policies la, 1b and le, as follows:

Historic Resources

a.

In order to protect the unique gualities and
character of coastal communities in the Unit II .
coastal zone, historic structures shall be
preserved and restored. The following means shall
be used to protect and preserve historic
structures:

{1) "Historie areas™ shall be established in
Tomales, Marshall, Point Reyes Station, Olema
and Inverness, The boundaries of these areazs
are described and mapped in Appendix E of the
Unit II LCP, Within these historic area

boundaries, all new construction shall conform

in scale, design, materials and texture with
the surrounding community character.

(2) Alterations and Additions, Alterations or

additions to any structure built prior to 1930
shall reguire a coastal project permit; except

that, maintenance or repair to restore any
pre-1930's structure to its original
architectural character shall be exempt from
the requirement of a coastal permit.
Alterations or additions to any pre-1930
structure shall retain the scale and original
architectural features of the structure,
especially for the front facade.

{3) Demolitions. Demolition of any structure
built prior to 1930 shall require a Coastal

Project Permit; except that, demolition of any

secondary or agricultura! Eyllding buitk prior
to 1930, may be exempted from the reguirement
for a coastal permit upon a finding by the
Planning Director or appropriate hearing body
that such structure is not a significant
historic resource. 1Issvance of a Coastal
Project Permit for the demoliton of any pre-

1930 structure may be delayed for a period not
to exceed six months. During this period, the

property owner or local historic group or
society may attempt to find a purchaser or
alternate location for the structure. This

six month period may be waived by the Planning

Director or appropriate hearing body upon a

finding that the structure is not historically

significant or cannot be rehabilitated.

All coastal project permits for projects located
within the boundaries of an historic area, and for
projects involving pre-1930 buildings, shall be
reviewed in accordance with:

(1) The "Design Guidelines for Construction

in Historic Areas and for Pre-1930 Structures”

and,

{2) The "Historic Review Checklist"”, both located
in Appendix E of the Unit I LCP.

All coastal project permits for historic structures

shall be reviewed by established local planning or
design review groups.



Add Appendix E to read as follows:

APPENDIX E -~ HISTORIC PRESERVATION

RECOMMENDED HISTORIC AREA BOUNDARIES

Historic area boundaries were selected for groups of
historic structures in areas within coastal communities.
Criteria used in defining-historic areas were visual access and
coherent grouping as well as architectural and historic '
compesition. Groups of non-conforming structures that disrupt
the historic quality of an area were excluded. Area boundaries
are described in this section, followed by maps of the
recommended boundaries,

TOMALES

Parcels bordering Highway 1 from the Rectory and the Church
of Our Lady of the Assumption (AP #102-030-02,03) on the south to
the two ranches (AP £102-010-03,04), north of town are included
in the historic area of Tomales. John Street is the eastern most
boundary and parcels bordering both sides of Church Street,
Carrie Street and Railroad Avenue are the western boundary.
Parcels on both sides of First Street to Mound Street are also
included.

MARSHALL

Historic structures, primarily old homes of the Greek
Revival and Queen Anne styles are scattered along Highway 1
between Nick's Cove and Point Reyes Station. A cluster of
structures, located in Marshall along the shoreline, are
designated within an historic area., This area includes Marshall
Store (AP #106~010-07) to the north, J. Shields and Sons Coal and
Feed, and Marshall Tavern (AP $106-020-35) to the south.

POINT REYES STATION

Historic area boundaries in Point Reyes Station encompass
the downtown arez and extend to C Street to Lhe west., DPzreels
east of C Street, south of Sixth, east of B Street up to Eighth,
parcels bordering both sides of Mesa Road from Lorraine Avenue to
First Street and parcels east of Highway 1 up to Lagunitas Creek
are included.

OLEMA

The historic area for Olema includes parcels bordering
Highway 1 from Qlema Inn (AP $166-202-01) fo the former Druid's
Hall (AP #166-213-02) on the east side, and from 10045 State
Route 1 (AP #166-191-04) to the apartment house immediately south
of Jerry's Farmhouse (AP $166~201-10) on the west side.

INVERNESS

Boundaries of the historic area in Inverness are restricted
to cohesive visual units within public view, The historic area
in this community encompasses parcels along Sir Francis Drake
Boulevard {(SFD) in the vicinity of Inverness Store and parcels
aleng Inverness Way from SFD to its junction with Hawthornden
Road. Parcels south of Hawthornden to Park Avenue are
included. :

. A — ey
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PASSED AND ADOPTED by the Board of Supervisors at its regular meeting held
on the 22nd day of June, 1982 by the following vote, to wit:
AYES: Al Aramburu, Gary Glacominl, Gail Wilbhelm.
NOES: -

ABSENT: Barbara Boxer, Bob Roumiguiere

CHAIRMAN OF THE BOARD OF SUPERVISORS
COUNTY OF MARIN

ATTEST: = 147,

TLERK



BOARI_?"HOF_M SUPERVISORS OF THE COUNTY OF MARIN
RESOLUTION NO, M

A RESOQLUTION QF THE BOARD OF SUPERVISORS OF
THE COUNTY OF MARTN ACCEPTING AND AGRFEING
TO THE CALIFORNIA COASTAL COMMISSION'S COMDI-
TICNS OF APPRCVAL FOR CATEGORICAL EXCLUSIONS
IN THE UNIT.IT QQASTAL ZONE OF MARIN COUNTY

WHEREAS, the Mzrin County Board of Supervisors adopted the Unit IT Loeal
Cozstal Plen on Decerber 9, 1980, and

WHERFAS, the California €oastal Commission adopted a Resolution of Certifi-
cation on the Unit IT Local Coastal Plam on April 1, 1981, and

WHEREAS; as part of the final certification process of the Unic IT local
Coastal Plan, the California Coastal Commission did adopt, on
Jamery 7, 1982, Categorical Exclusion Order No. E-81-6 pursuant
to Public Resources Code 30610(e), and

WHEREAS, at the request of the Cmm’ty of Marin, the California Coeastal
. Commission did @mend Categorical Exclusion Orcéer No. E-81-6,

znd

VHFREAS, Categorical Exclusion Order No. E-81-6, as amended on August 12
1982, sets forth the conditions whereby specific developwents are
excluded from the permdit reauirements of the California Coastal
Act of 1976.

NOW, THEREFORE, BE IT RESCLVED that the Merin County Board of Supervisors does
hereby acknowledge receipt of Categorical Exclusion Order to. E-81-6,
as arended, including conditicns of approval, and accepts znd agress
to the terms end conditions to which the categorical exclusions have
been made subject.

PASSFD AND ADOPTED by the Marin County Board of Supervisors at its regular

weeting held o the 17th day of Auqust -+, 1982, by the follow-
ing vote, to wil:

AYES: Supervisors: Bob Roumiguiere, Al Aramburu, Gary Giacomini, Gail Wilhelm
NCOES: Suoervisors: HNone
ABSENT: Supervisors: Barbara Boxer , .
AL UM

CHATRMAN OF THE BOARD OF SUPERVISORS,
COUNTY OF MARIN

ATTEST:
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G CALIFORNIA COASTAL CO:AF‘gSiON
631 Howord Street, San Francisco 24105 — (415) 543-8555

s

ORDER AMEMNDING
CATEGCRICAL ESXCLUSION OFDER E- 21-6

I. DESCRIPTION CF EXCLUSION . )

The Commission by a tWwo-thirds vote of its apoointed members hereby adopts an
order, pursuant to Public Rescurces Code Section 30610(e) and 30610.5(b),
which categorically excludes from the permit recuirements of the California
Coastal Act of 1976 the catsegories of development within the specifically
defined geographic area described helow:

The geographic area is the coastal zone known as Unit IT of the
County of Marin . except for tide and submerged lands, beaches,
and lots immediately adjacent to the inland extent of any beach, or of the mean
high tide line of the sea where there is no beach, and all lands and waters
subject or potentially subject to the public trust. Within this area the
Cormlssion hereby orders that the following dewvelopments within the specific
area shall not require a coastal development permit:

The construction of single family residences located within the
community expansion boundaries of Dillon Beach (except for lots
within the Oceana Marin subdiwvision), Tomales, and Qlema, but
only as previously identified for exclusion by the California
Coastal Commission pursuvant to section 30610.1 of the Coastal Act.

The geograpnic area of exclusion is shown on Exhibit 1 (Map 49,
Area 4: Dillon Beach Marin Co.) Zxhibit 2 (Map 50, Area 5:
Tomales, Marin Co.) ‘Exhibit 3 (Map 51, Area 7: Olema, Marin Co.}.

Only developments which meet all applicable policies and criteria of the Marin
County Local Coastal Program, Unit II, are proposed for exclusion. Applications
for development which are not consistent with the certified local ccastal
program remain subject to the reguirement of a coastal development germit.

IT. SPECIAL CONDITIONS

Notwithstanding the provisions of the certified Local Coastal Program for
Marin County, the development of single family dwellings on parcels zoned
CARP within the exclusion area is exempt from the requirements.of a coastal
develogment permit only if the developer complies with the master plan provi-
sions of Chapters 22.45 and 22.47.100 of the Marin County zoning ordinance.
Compliance with the master plan provisions is required notwithstanding the’
language of Marin Zoning Ordinance, Chapter 22.56.020.




ITI. COLDITIZNS
1. This order of categorical exclusion shall not be implemented cntzil
the Tounty submits co the Zxecutlive Dlrector 0% the Ccastal
Commission and zhe Erxecuti Director approves, in writing, a map
g

depicting all o©

a. The geograrhic ¢rea excluded by Commission ordex,

b. The zoning designations of the excluded area, '

c. The areas of potential public trust (areas subject to
the public trust are seaward of the line of potential
public trust and will be adequately depicted),

d. All coastal bodies of water, riparian corridors, and
wetlands as may be shown on any Land Use Plan Resources
Maps, or Background Studies,

e. The boundaries of all lots immediately adjacent to the
inland extent of any beach, or of the mean high tide
line of the sea where there is no beach,

f. A map note which clearly indicates that the writtan terms

of this order snculd be consulted for a complete listing
of non-excludable developments. The note shall, to the
maximum extent practicable, indicate the topical areas
which are non-excludable. It shall state that no
development within one hundred Zfeet from the upland limit
of any stream, wetland, marsh, estuary, or lake, is
excluded by the terms of =his order, regardless of whethex
such coastal waters are depicted on the exclusion map, or
not. The map note shall further state that where the
natural resource, environmentally sensitive habitat,

open space or other similar policies of the certified
tocal Coastal Brogram specify a geagraphically larger

area of =oncern for natural resocurces, then no develop-
ment shall oceur in the area described in the Local-
Coastal Program unless authorized by a coastal development
permit.

The order granting a categorical exclusion for these categorias of
development in the County of Harin , pursuant to Public Resources
Section 30610, shall not become effective until the Executive Directoxr
of the State Coastal Commission has determined in writing that the
local government has taken the necessary action to carry out the
exclusion order pursuant to Saction 13244 of the Coastal Commission
regulations.,

This exclusion shall apply to the permit requirements of the Coastal
Act of 1976, pursuant to Public Resources Code Section 30610(e) and
30610.5(b}, and shall not be construed to exempt any perscon from the
permit requirements of any other federal, state or lecal government
agency.



c C

The County shall nmairntain a record of any

may bse recﬁired fsr categcrically exciuded dave
pe made availablz to the Commission or any inte
regquest, pursuant to Section 13248.

other sermits which
logment which shall
rast

sted person upon

Within five (5) working days of the issuance of a permit in conformity
with this crder of cakegorical exclusion the County ' sha}l . .
provide notification of such issuance on & form containlng.tne_qollowlng
information to the office of the North Central Coast DlSFrlCt
Office, and to any persons who in writing requested such gotl?e.

Unless the County provides such notification to the District

Office, the develorment will not be exempted from cecastal development
permit requirements under this order,

i) develcper's nane,

ii) street address and assessor's parcel number of property
on which develogment is proposed

iiil) Dbrief description of develooment

iv) date of application for other local permit(s)

v) all terms and conditions of development imposed by local |
government in granting its approval.

Development under this exclusion shall conform with the County

of Marin Local Coastal Program in effect on the
date this exclusion is adopted by the Commission or to the terms and
conditions of this exclusion where such terms and conditions specify

more restrictive development criteria,

In the event an amendment of the Local Coastal Program of the

County of Marin ig certified by the Coastal

Commission pursuant to section 30514 of the Coastal Act, development

under this order shall comply with the amended Local Coastal Program,
except where the terms and conditions of this order specify more
restrictive develecrment criteria. However, such amendment shall not
authorize the exclusion of any category of development not excluded

herein, nor shall such amendment alter the geographic areas of the .
exclusion.

This order does not exempt any development within one hundred feet,
measured horizentally, from the high water mark of any coastal body
of water, stream, wetland, estuary, or lake, regardless of whether
such coastal waters are depicted on the exclusion map, or not.

Any davelopment not f£alling within this exclusion remains subject
to the coastal development permit requirements of the Coastal Act of
1976,
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RESCISSICN AMD REVOCATION

Pursuans o Title 14 of %he California Administrative Code Section 13243(e)
the Commission hersby declares that the order granting this exclusion may
he rescinded at any -ime, in whole or in part, 1f the commission £inds

by a majority veote of its appcinted membersnip after cublic hearing that
the terms and conditions of the exclusicn order no longeyr suppcr: the
findings specified in Public Pesources Code Section 30610(e). Further,
the Commission declares that this may pe revoked at any time that the .
terms and conditions of the order are violated.




RESOLUTION NO. _83-102

A RESOLUTION OF THE BOARD OF SUPERVISORS OF
THE COUNTY OF MARIN ACCEPTING AND AGREEING
TO THE CALIFORNIA COASTAL COMMISSION'S CONDI-

TIONS OF APPROVAL FOR CATEGORICAL EXCLUSIONS
IN THE COASTAL ZONE OF MARIN COUNTY

WHEREAS, the County of Marin has a certified Land Use Plen for the Coastal Zone of
Marin County, and '

WHEREAS, the County has assumed permit authority in fhe Coastal Zone of Marin
County, ond

WHEREAS, through the administration of the Coastal Permit process the County hos
determined that minor additions to single family dwellings generally have no
potential for any significant, adverse effect, either individually or
cugxulaﬁvely, on coastal resources or on public access to, or along the coosi,
an ‘

WHEREAS, the limitations on sewer capacity in the Ocean Morin Subdivision, os stated
in Policy 3(e), page 191 for the Unit If LCP, have besn oddressed by the
expansion of the North Marin County Water District's Community sewer
systemn, and ‘

WHEREAS, the Marin County Board of Supervisors did odopi Resoluiion 82-£&15

requesting the California Coastal Commission to approve o Categoricsl
Exclusion Order for such development, and

WHEREAS, atf the request of the County of Marin, the California Coostal Commission
did adopt Categorical Exclusion Order No, E-82-8, and

WHEREAS, Categorical Exclusion Order No. E-82-6, as adopted on March 11, 1983, sets

forth the conditions whereby specific developmenis are excluded from the
permit requirements of the California Coastal Act'of 1976,

NOW, THEREF?JRE, BE IT RESOLVED that the Marin County Eoard of Supervisors doas
hereby ocknowledge receipt of Categorical Exclusion Order No, E-82-6, including

conditions of approval, and accepts ond agrees to the terms end conditions to which the
categorical exclusions have been made subject. s

PASSED AND ADOPTED by the Marin County Board of Supervisors af its regular

meeting held on the _ 15th day of March , 1983, by the
following vote, to wit:

AYES:  Supervisors: Stockwell, Aramburu, Roumiguiere

NOES:  Supervisors: None

ABSE-NT: Supervisors: Giacomini, Brown
:}"3 G?D\U‘(\\J\a(%w

CHAIRMAN OF THE BZARD OF SUPERVISORS
COUNTY OF MARIN

ATTEST: (s Gutbosfoier



CALIFORNIA COASTAL COMMISSION
631 Howard Street, San Francisco 94105 — (415) 543-8555

CATEGORICAL EXCLUSIOM ORDER E-82-6

Marin County

i

The Commission by a two-thirds vote of its appointed members hereby adopts an
order, pursuant to Public Resources Code Section 30610{e) and 30610 .5(b),
categorically excluding from the permit requirements of the California Coastal
Act of 1976 the categories of development within the specifically defined
geographic area described below: :

I. BACKGROUND

Section 30610 of the Coastal Act allows the State Commission to adopt a
Categorical Exclusion for a specific type of development within a defined
geographic area. - :

Section 30610{e) states:

"Any category of development, or any category of
development within a specifically defined geo-
graphic area, that the Commission, after public
hearing, and by two-thirds vote of its appointed
members, has described or identified and with
respect to which the Commission has found that
there is no potential for any significant ad-
verse effect, either individually or cumulative-
1y, on coastal resources or on public access to,
or along, the coast and, where such exciusion
precedes certification of the applicable local
coastal pregram, that such exclusion will nat -
impair the ability of local government to pre-
pare a Yocal coastal program.”

Public Resources code Section 30610.5(b) additionally requires that the
following findings and provisions must be made.

Section 30610.5(b) states in part:

"Every exclusion granted...shall be subject to

. terms and conditions to assure that no significant
change in density, height, or nature of uses will
occur without further proceedings under this di-
vision and an order granting an exclusion under
Subdivision (e) of Section 30610...may be revoked
at any time by the Commission if the conditions
of the exclusion are vicolated...”

The County of Marin seeks the exclusion from coastal permit requirements of the

categories of develapment described below. The geographic area for category A
is the entire coastal zone, with exceptions as provided by Coastal Act Section



30610.5(b), and for Category B, the Oceana Marin Subd1v1s1on as shown in
Exhibit 1.

I1. CATEGORIES OF DEVELOPMENT, GEOGRAPHIC AREAS, AND CONDITIONS

A. Category of Development

Additions to exfsting single-family dwellings which would result in an
an increase of no more than 50% of the floor area of the dwelling
before the addition or 1,000 square feet, whichever is less.

~ Geographic Area of Exclusion

The entire coastal zone, except: tide and submerged lands, beaches,
and lots immediately adjacent to the inland extent ofsany beach, or
of the mean high tide line of.the sea where there is no beach, and all
lands and waters subject to the public trust.

Condition

1) Additions shall meet all zoning and development standards of the
Marin County Code, including but not limited to the provisions of
the Historic Zoning Ordinance.

B.' Category of Deve]opment

Single-family dwellings in Oceana Marin Subdivision in Dillon Beach..

Geographic Area of Exclusion

Existing parcels in the Oceana Marin subdivision as shown in Exhibit 1.
Conditiohs -

1) The exclusion shall apply only to vacant legal lots of record
existing on the date of adoption of this exclusion order.

2) The applicant shall submit an engineered foundation and

: site- spec1f1c development recommendation prepared by a licensed
soils engineer,
These recommendations shall demonstrate that the soils and geologic
character of the site can support grading and construction without
causing undue hazards to the site or to adjacent sites. The plan
shall also include specific provisions for drainage and continuity

~of the natural landform.

3) The project shall have design approval from the Bodega Bay
Preserve Design Committee.

4) The North Marin County Water District shall certify that sewage
treatment capacity exists to serve the proposed residence.



EXHIBIT 1

"Exhibit 1",-as used in this document, refers to the map of exclusion areas
prepared by the County of Marin for #E-81-2 and E-81-6 and incorporated herein
by this reference. The map is on file with both the County and the Commission.
The map will be amended to show excludable and non-excludable areas for #£-81-2,
E-81-6 and E-82-6, The map shows areas exempted from this request for
categorical exclusion under Section 30610.5(b) of the Coastal Act, nawely:

Tide and submerged VTands, beaches, and lots immediately
adjacent to the inland extent of any beach, or of the
mean high tide line of the sea where there is no beach,
and all lands and waters subject to the public trust.



ITI. FINDINGS

The findings below support the conclusions that the exclusion has no potential
for significant adverse effects, either individually or cumulatively, on coastal
resources or on public access to or along the coast and that such exclusion will
not result in a significant change in density, height, or nature

of uses, as required by Section 30610(e) and 30610.5(b) of the Coastal Act.

A. Minor Additions to Single-Family Dwellings

The coastal zoning ordinance adopted by Marin County to implement its Local
Coastal Program contains a provision which exempts from coastal permit.
requirements very small additions, to existing structures, including single-
family dwellings (except where sensitive coastal resources could be affected
by the addition). To be exempt under this provision, an addition must
result in an increase of no more than 10% of the interior floor area of the
existing structure. This Timit means that even the addition of one or two
rooms to a modest-sized home requires a coastal permit. This Categorical
Exclusion would eliminate the coastal permit requirement for somewhat larger
but still modest-sized additions to single-family dwellings (up to 50%
additions). Additions to buildings other than single-family dwellings would
not be affected by this Exclusion.

1. Visual Resources. The Marin County coastal zone is a highly scenic area
where construction of a dwelling may affect public views or visual quality.
Protection of views and visual quality is addressed by the Local Coastal
Program zoning ordinance through establishment of height 1imits for new
construction and general policies requiring compatibility of new
construction with the character of its surroundings, appropriate
landscaping, and ‘other measures. In some zoning districts, design review is
required in order to allow case-by-case consideration of potential visual
impacts of new construction.

The Categorical Exclusion is subject to a condition requiring that all zoning
and development standards of the Marin County Code be met. Therefore, even
though an addition to a single-family dwelling may be exempt from the
requirement of a coastal permit, the addition must meet all height and design
standards of the Marin County Code. These standards serve to protect coastal
visual resources. -

The historic zoning provisions of the LCP and Zoning ordinance require a coastal
permit for additions to structures built prior to 1930 and to structures in
designated historic communities. Standards for review of such additions are
incorporated in the LCP in order to assure compatibility of new additions with
existing historic structures. An addition to a house which is exempt from the
requirement of a coastal permit under this txclusion must, nevertheless, meet
the requirements of the historic zoning provisions of the Marin County Code.
Therefore, scenic resources based on historic value will be protected under this
Categorical Exclusion. As proposed and conditioned, the exclusion of additions
to single-family dwellings will not have an adverse impact, either individually
or cumulatively, on coastal visual resources.

To be excluded, additions must be modest in size, measuring no more than 50% of
the existing floor area or 1000 square feet, whichever is Tess. No change in
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use is allawed by the Exclusion, and only additions to single-family dwellings
are covered. Height limits of the existing zoning ordirance must be met.
Therafore, this txclusion will not resuit™in a significant change in density,
height, or nature of uses.

2. Adequacy of Services. This Exclusion applies to additions to
dwellings, but not to canstruction of new separate dweliing units. Second,
dwelling units on one lot are not covered by the Exclusion. The additional
demand on water and other services that would be presented by new households
would not result from this Exclusion.

Much of the residential development in the coastal zone is served by on-site
sewage disposal systems. UWhere additions of bedrooms to existing houses are
proposed, additional leachfield area for sewage disposal may be required under
the Marin County Code. As conditioned, this Exclusion requires that additions
to houses meet all development standards of the Marin County Code, including
sewage disposal requirements. Therefore, even if a project is excluded from
coastal permit requirements, sewage disposal standards must be met, As
conditioned, the Excliusion will not have a potential for significant adverse
effect, either individually, or cumulatively, on water. quality or other
resources affected by sewage disposal.

B. Single-Family Dwellings in Qceana Marin.

Under a categorical exclusion in effect prior to the takeover of coastal permit
zuthority by Marin County (E-79-5), construction of single-family dwellings in
tne Oceana Marin Subdivision at Dillon Beach were exempt from Coastal permits.
Tha County requested that this exemption be extended when the LCP was finally
certified. However, limitation on sewage treatment capacity identified in the
LCP prevented the Commission from approving the exclusion.

1. Sewage Treatment

Sewage treatment at Oceana Marin is the responsibility of the North Marin County
Water District which operates treatment and storage ponds to dispose of sewage
through evaporation. When the Unit II LCP was certified, capacity in the
evaporation ponds was established to be 125 houses, or 31 houses more than the
94 sewer connections which existed at that time. Since certification of the
LCP, permits have been issued for approximately 125 houses. The LCP states that
improvements ta the system would be necessary to handle more than 125
connections. The North Water NMCWD states as of January, 1983 that the sewage
disposal system now has the capacity to safely serve at least 164 homes. The
expansion in capacity has occurred through installation of irrigation facilities
which accelerate the evaporation process. (Irrigation disposal has been approved
for this location by the Regional Water Quality Control Board.) Irrigation was
accomplished in the dry season of 1982 (from eariy August through mid-October)
and resulted in a drawdown of the storage ponds sufficient to accommodate all
sewage until the next dry season as well as rainfall collected in the ponds. On
the basis of this experience, modified by projections of a one in 100 rainfall

. year, the Water District has calculated that sufficient reserve exists in the
system to accommodate 39 additional houses besides the 125 c¢ited in the LCP, or
a total of 164 houses.



A total of 252 single-family lots exists at Oceana Marin. Therefore, sewage
treatment capacity does not exist at this time to serve all subdivided lots.

The Water District states that study of a‘long-range means of sewage disposal is
continuing and that "any solution considered will provide adequate sewage
disposal capacity to allow development of all currently annexed lots.”

As conditioned, the Exclusion requires that the North Marin County Water
District certify that sewage treatment capacity exists in order for new houses
to be excluded from permit requirements. The District has so certified for a
total of 164 connections. If and when the time comes that 164 connections have
been made, additional certification by the District must be made in order to
continue this exclusion in effect (assuming that additional improvements to the
sewage disposal system have been made by that time). If the additional
certification has not taken place at that time, the Exclusion shall cease to
have effect, and construction of a single-family dwelling at Oceana Marin shall
be subject to individual coastal permit review. S

The certified LCP zoring recognized a total of 252 lots for single-family
dwellings at Oceana Marin. The findings of certification of the LCP adopted by
the Commission concluded that potential build-out of Oceana Marin would be
consistent with protection of coastal resources, assuming sewage disposal
constraints could be met. This Exclusion covers additional build-out only to
the level for which sewage disposal capacity has been determined to exist.
Although build-out of the subdivision will continue under this order, the
development will continue to consist of a single-family dwelling on each lot.
Therefore, the Exclusion will not result in a significant change in density,
height or nature of land uses. Construction of a single-family dwelling is
aiiowed by right at Oceana Marin.

2. Geological Hazards. The Oceana Marin subdivision is located on steep slopes .
and Brodable soils where construction of houses could potentially present
hazards to life and property. As conditioned, the Exclusion requires that a
soils engineer investigate each building site and prepared an engineered :
foundation plan. The engineer's recommendation shall demonstrate that the site
can support grading and construction without causing undue hazards to the site
or to adjacent sites. This condition will assure that construction of
additional single-family dwellings will minimize risks to 1ife and property,
consistent with Section 30253 of the Coastal Act. As propcsed and conditioned,
the Exclusion has no potential for significant adverse effects, either

- individually or cumulatively, on coastal resources or on public access to or
along the coast.

3. Visual Quality. .The Oceana Marin subdivision is located on steep hills
where construction is visible from the beach and surrounding areas. As
conditioned, the Exclusion requires design review approval by the local property
owners' association. That review will assure that new construction is
compatible in size and scale with existing development.

IV. CONDITIONS
1) Maps showing echuded_éreas with:

a. the appropriate approved zoning district,
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b. areas of actual or potential public trust, and -

¢. boundaries of parcels immediately-adjacent to the inland extent of any
beach or of the mean high tide Tine of the sea where there is no beach,
shall be submitted for the review and concurrence of the Executive
Director of the Commission before the County may implement the
Exclusion.

A map note which clearly indicates that the written terms of this order should
be consulted for a compliete listing of non-excludable developments. The note
shall, to the maximum extent practicable, indicate the topical areas which are
- non-excludable. The map note shall state that where the natural resource,
environmentally sensitive habitat, open space or other similar policies of the
certified Local Coastal Program specify a geographically larger area of concern
for natural resources, then no development shall occur in the area described in
the Local Coastal Program unless authorized by a coastal development permit.

2) The County of Marin shall, at an appropriate stage in the Tocal approval
process for development subject to this Exciusion, distribute to the applicant
for such local approval an instruction sheet and form provided by the Executive
Director of the Commission. After obtaining final local governmental approval
but prior to commencing construction under this exclusion, such applicant shall
send the completed form containing a brief description of the excluded
development to the Coastal Commission.

Y The County of Marin shall maintain a record for any other permit which may

g required for categorically excluded development which shall be made available
z¢ the Commission or any interested person upon request, pursuant to Section
00154 of the Commission Local Coastal Program Regulations.

4) The order granting a categorical exclusion for these categories of
development in Marin County pursuant to Public Resources Code Section 30610{e)
shall not become effective until the Executive Director of the Coastal
Commission has determined in writing that the local government has taken the
necessary action to carry out the exclusion order pursuant to Section 13244 of
the Coastal Commission Administrative Regulations.

5} Development under this exclusion shall contorm with the County of Marin
Local Coastal Program in effect on the date this exclusion is adopted by the
Commission or to the terms and conditions of this.excliusion where such terms and
conditions specify more restrictive development criteria.

6) In the event an amendment of the Local Coastal Program of the County of
Marin is certified by the Coastal Commission pursuant to section 30514 of the
Coastal Act, development under this order shall comply with the amended Local
Coastal Program, except where the terms and conditions of this order specify
more restrictive development criteria. However, such amendment shall not
authorize the exclusion of any category of development not excluded herein, nor
shall such amendment alter the geographic areas of the exclusion,



MARIN COUNTY BOARD OF SUPERVISORS
RESOLUTION NO. __83-253

WHEREAS, the County of Marin has a certified Land Use Plan for the Coastal Zone of
Marin County, and )

WHEREAS, the County has assumed permit authority in the Coastal Zone of Marih
County, and

WHEREAS, through the administration of the Local Coastal Plan (LCP) and the Coastal
Permit process the County determined that the existing LCP policies on water wells and
Village Commercial Residential Zoning Districts were in need of further study and
reveiw, and

WHEREAS, the County has commissioned a Water Well Study, which recommends
amendment of the existing LCP policies concerning the use of individual water wells, ond

WHEREAS, the Marin County Planning Commission after conduct of a duly noticed public
hearing has recommended adoption of the proposed L.CP amendments, and

WHEREAS, the Marin County Board of Supervisors finds that the public necessity,

convenience and general welfare do require these arnendments to the LCP.

NOw, THEREFORE, BE IT RESOLVED, that the Marin County Board of Supervisors
hereby adopts of the amendments to the LCP as set forth herein:

LCP Unit I:
Amend Policy 14, page 13 to read as follows:

5. Commercial facilities shall be channeled into the existing properties in Bolinas
and Stinson Beach zoned for VCR and commercial uses. In order to maintain
the established character of the village commercal area, a mixture of
residential and commercial uses shall be permitted within the VCR zone. The
principal permitted use of the VCR zone in the two village centers shall
include commercial and residential uses. Exclusive residential uses shall be g
permitted use subject to coastal permit review; however, in no case shall such
use be permitfed on more than 25 percent of the lots that are vacant as of the

 certification date of LCP | (4-1-80). Replacement of ony existing residential
use destroyed by natural disaster shall be exempt from the above provision end
shall be permitted, The development of motels and hotels in the VCR zone
shall require a conditional use permit and is therefore not identified as a
principal permitted use in that District.

Amend Policy #3, poge 48 toread as follows:

3. Within théd service area of a community or mutual system the use of individual
domestic water wells to serve new construction shall be permitted provided:
o) the community or mutual system is unable or unwilling to provide service,
or, b) the distribution system improvements are physically and/or economically.
unfeasible to construct to ihe site, Additionally, wells or water sources shall




be at least 100 feet from property lines or, a finding shall be mede that no
development constraints are placed on neighboring properties.

LCP Unit |l
Amend Policy 2{a), page 187 to read as follows:

2(a} Type of service. Except as provided herein, new development, including land
divisions, outside the service areg of a community or mutural water system
may utilize undividual wells or other private on-sife water sources, Within the.
Inverness Plonning Area, individual wells should not be allowed on parcels less
than 2.8 acres in size. Exceptions to the 7.8 acre lot size limitation_may be
granted pursuant to_the issuance of a Coastal Permit. In addition_to the
findings of Chapters 22.56 ond 77.86, the applicant must demonstrate 1o the
satisfaction of the Health Officer _that o well can be developed on the
substandard size parcel in_a completely <afe and sonitary manner. Within the
service ared of a community or mutual water system, the use of individual
domestic water wells for new development shall be permitted provided: a) the
community or mutual water system is unabie or unwilling to provide services;
or, b) the physical distribution improvements_are economically or physically
infeasible to extend to the %ro%osed project site. A!S‘dc:liticmcaliz1 wells or water
sources sna e at least eel from property Jines or, @ finding s ol
made that no development constraints are placed on_neighboring properties.
Within the Inverness Public Utility District (IPUD), individual wells for
domestic use should not be permitied in the same watershed, ai_an_elevation
higher than the IPUD surface water sources exisiing aos of June 14, 1983. Ali
new development shall be required to incorporgte low flow water fixtures and
other water-saving devices,

PASSED AND ADOPTED by the Marin County Board of Supervisors at its regular meeting
held on the 1h4th day of June 1983 by the following vote, to wit:

AYES: SUPERV|SORS Gary Giacomini, Harold Brown, Al Aramburu, Bob Roumiguiere
NOES: SUPERVISORS -

ABSENT: SUPERVISORS Bob Stockwell

CHAIRMAN OF THE BOARD OF SUPERVISORS

ATTEST:

.[/W,W v ,' .

CLERK




BOARD OF SUPERVISORS OF THE COUNTY OF MARIN
RESOLUTION NO. __83-349

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE COUNTY OF MARIN,
STATE OF CALIFORNIA TO ADOPT AMENDMENT TO LCP 1I

WHEREAS, the County of Marin has o certified Land Use Plan for the Coastal Zone of
Morin County, and ' : .

WHEREAS, the County has assumed permit authority in the Coastal Zone of Marin
County, and

WHEREAS, the Marin County Board of Supervisors held a duly noticed public hearing on
August 16, 1983, on a proposed LCP Il Amendment, and

WHEREAS, the Marin County Bodrd of Supervisors finds that:
1. Access to public lands will not be impaired by the proposed project.

2.  Conditions of approval will protect natural resources from adverse impacts from this
project, There are no wetlands or riparian sites affected by this project.

3. Water will be provided by IPUD and sewage disposal will be by individual septic
systems subject to Regional Water Quality Controi Board Guidelines.

4, The soils report indicates the development will not be at risk with respect to soils or
earthquake hazards,

5. The property is zoned Planned District so the visual quality of future development
will be ensured through the review process.

6. The LCP Geological Hazards Map indicates that the project does not lie within a
hazardous zone.

7.  The LCP Natura! Resources Map indicates that the project does not lie within a rare
and endangered species zone,

8. The Archeological Map for the Inverness area indicates low probability that an
archeological site exists in the vicinity.

WHEREAS, the Marin County Board of Supervisors finds that the public necessity,
convenience and general welfare do require these amendments to the LCP IL

NOW, THEREFORE, BE [T RESOLVED, that the Marin County Board of Supervisors
hereby recommends adoption of the amendment to the LCP 1l as set forth herein:

LCP Unit ll: The Plan is hereby armended to permit a density of one dwelling per two
aores on The Kehoe/Brown parcels, AP, #'s 1'12-330-03,04, in lnverness.



PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County
of Marin, State of California, on the 16th day of August , 1983
by the following vote, to-wit:

AYES: SUPERVISORS Gary Giacomini, Al Aramburu, Bob Roumiguiere

NOES:  SUPERVISORS -
ABSENT: SUPERVISORS Harold €. Brown, Jr., Bob Stockwell

g ‘! . ‘ i ; . a L
CHATRRANOF THE BOARD OF SUPERVISORS
COUNTY OF MARIN

ATTEST:

Van Gillespie
Clerk of the Board



BOARD OF SUPERVISORS OF THE COUNTY OF MARIN
RESOLUTION NO. _84-5

WHEREAS, the Unit | Local Coastal Plan (LCP) for Marin County was certified by the
State Coastal Commission on April |, 1983, and

WHEREAS, the LCP contains specific policies relating to the development of the
Seadrift Subdivision in Stinson Beach, and

WHEREAS, the County of Marin has been involved in litigation with various parties
concerning the use and development of certain lots in the Seadrift Subdivision, and

WHEREAS, the County and the plaintiffs in said litigation have been negotiating foward
the settlement of said litigation and have now arrived at a tentative ogreement, subject
to the approval of the Marin County Board of Supervisors and further, subject to specific
terms and conditions, and ,

WHEREAS, the specific terms and conditions of the tentative agreement require the
amendment of the Unit | LCP, and -

WHEREAS, the Marin County Planning Commission held a duly noticed public hearing on
the proposed LCP omendments on September 26, 1983, November 7, 1983, and December
19, 1983, and recommended approval of said amendments, and -

WHEREAS, the Board of Supervisors finds that the proposed amendments would result in
a substantial reduction in the number of subdivided lots in the Seadrift Subdivision, and

WHEREAS, the Board of Supervisors finds that the public necessity, convenience and
general welfare do require these amendments to the LCP.

NOW, THEREFORE, BE IT RESOLVED that the Marin County Board of Supervisors
hereby adopts the amendments to the LCP Unit | amendments contained herein:

Policy 36, Page 81:

-Amend areas 2 and- 4 to read:

Area 2:  Those lots generally between Seadrift Lagoon and Seadrift Road (total lots:
94, Separation of areas 2 and 4 occurs at lot lines between AP ##195-320-19
and 195-320-57 and AP #195-051-24 and 195-051-23).

Area i: Those lots fronting on Dipsea Road (total lots: 109). Area 4 is further divided
into areas 4A and 4B with the division occurring between parcels AP #195-070-
07 and 195-070-08.



Amend 36éd to read:

36. d. - Area 4. Except as noted herein, properties in area 4 shall be rezoned from the
existing 75,000 square foot minimum parcel size to a 112,500 square foot (2.5
acre) minimum parcel size. Contiguous properties under the same ownership
sha}! be merged to create building sites totaliing up to this jot size, where

gossible. This Policy shall be implemented by means of a master plan zoning
istrict. .

Based upon a Memorandum of Understanding for the settlement of litigation
between the County and, Steven Wisenbaker and the William Kent Estate
Company, dated July 12, 1983, the portions of area four (4) listed below shall
be subject to the following policies:

3.

4,

3.

8.

All of the lots listed herein shall be subject to master plan approval
pursuant to Chapter 22.45. Any master plan approval shall include all of
the lots listed herein and, be subject to all of the policies contained
herein;

Lot 201 of Seadrift Lagoon Subdivision No. 2 shall be designated as a non-
building site in the master plan. This lot may be combined with an
adjocent developed lot or developable lot; however, the resuitant
combined lot shall be used as a single lot, A lot line adjustrnent
application pursuant to Title 20 of Marin County Code shall be required to
accomplish the combining of a non-buildable lot with a developable lot.

Lots 167 through 175 of Seadrift Lagoon Subdivision No. 2 shall be
consolidated into seven (7) building sites in the master plan. These lots
shall be rezoned to C-RSPS5-4.5;

Lots 95 through 97 of Seadrift Lagoon Subdivision No. | and lots 98
through 102 of Seadrift Lagoon No. 2 shall be consolidated into a
maximum of five (5) lots in the master plan. These lots shall be rezoned

1o C-RSPS-3.5;

Lots 104 through 145 of Seadrift Lagoon Subvdivision No. 2 shall be
consolidated into 32 building sites in the master plan. These lots shall be
rezoned to C-RSPS 4.39;

Lots 186 and 187 shall be consolidated into one (I) building site in the
master plan;

The consolidation of all lots shail be accomplished via a tentative and
final subdivision map pursuant to Title 20 of Marin County Code;

The master plan and fentative map approvals shall provide for a
mechanism whereby all of the lots included in the master pian shall be
assessed an appropriate share of the cost of developing the proposed
access over the old causeway. The appropriate share shall be based upon a
consideration of all of the lots that will benefit from the proposed access;



9. The master p
property line

lan and tentative map approvals shall provide that the front
for lots abutting Dipsea Road shall not be considered

property lines for the purposes of establishing setbocks for leach field
areas, so that the private road right-of-way or portions thereof may be
used for leach field areas for lots abutting that private roadway.

Additionally,

the owners of such lots shall retain the right fo cross the

private right-of-way 1o the unsubdivided parcel for the instaliation of
teach field areas. This may only be done in a manner consistent with
Marin County Code 18.06 and "Septic Tank and Leach Field Waivers"

dated Novem

ber 27, 1978, Marin County Department of Public Works,

The use of the private road right-of-way and/or the unsubdivided parce!

for the instal

lation of leach fields shall only occur if: a) each lot or user

has a descrete sewage disposal system b) each lot or user has a recorded

easement over the necessary portion of the unsubdivided parcel, and ¢}
mo leach fields are located within 100 feet of the mean high tide line of
the Bolinas Lagoon. ,

PASSED AND ADOPTED by the Marin County Board of Supervisors at its regular
meeting held on the _ 3rd day of _ January ~_, 1984 by the following vote,
1o wit:

AYES: SUPERVISORS:
NOES: SUPERVISORS:
ABSENT: SUPERVISORS:

. f\]IT]”EST:l ! P

‘Van Gillespie
_Clerk of the Board’

'

Bob Stockwell, Gary Giacomini, Harold C.Bro;m, Al Aramburu

Bob Roumiguiere

CHAIR UPERVISORS

\l"\i“f“: *‘}\ »
(I v . -

.



RESOLUTION NUMBER _ 8k-72

A RESOLUTION OF THE MARIN COUNTY BOARD OF SUPERVISORS
AMENDING THE MARIN COUNTY UNIT II
LOCAL COASTAL PROGRAM AS IT RELATES TO PUBLIC
ACCESS IN THE VICINITY OF CHICKEN RANCH BEACH, INVERNESS

WHEREAS, during review of the Revised Inverness Ridge Communities Plan, members of
the communn‘y requested that the Marin County Planning Commission and Board of
Supervisors modify and amend the existing language contained within the Unit Il Local
Coastal Program as it related to public access on privately owned property in the vicinity
of Chick Ranch Beach, Inverness, and

WHEREAS, the Planning Commission did recommend revisions to the existing longuage
found on Page |5 of the Unit I LCP which presently states: "LLCP recommendations:
Agricultural use of the public trust portion of AP #112-042-03, included in the offered
easement, should be permitted to continue until such time as the public access offer is
accepted ond opened for public use", and

WHEREAS, during final consideration of the Revised Community Plan the Board of
Superv:sors gave further consideration to the recommended revised language at a public
hearing attended by the owners of the property encumbered by the public use easement,
and ,

WHEREAS, after due consideration and deliberation the Boord of Supervisors adopted the
following fun‘her revised language for the above noted section: "Agricultural use of the
public trust portion of A.P. #112-042-03, included in the accepted easement, shovid be
permitted to continue until such time as The public easement is opened for public use as
determined by the County Director of Parks and Recreation”, and

WHEREAS, proper legal notice to effect such a proposed amendment to the Unit Il Local
Coastal Program had not been given prior 1o taking action on the suggested amendment,
and

" WHEREAS, public notice advising of the intent of the County to amend that particular

section of the Unit Il Local Coastal Program has now been provided and the Planning
Commission has conducted an additional public hearing to consider such an amendment,

SO, THEREFORE, BE IT RESOLVED by the Morin County Board of Supervisors that the
language prev:ously tentatively accepted by the Board of Supervisors be formally adopted
and recommended for ratification by the State Coastal Commission.



PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County
of Marin, State of California, on the _ 14th — of February 1984,
by the following vote to-wit:

AYES: . SUPERVISORS Bob Stockwell, Gary Giacomini, Harold Brown, Al Aramburu

NOES: -
ABSENT: SUPERVISOR Bob Roumiguiere

CHAIRMAN OF THE BOARD OF SUPERVISOR
COUNTY OF MARIN

ATTEST:

" Van Gillespie

Clerk of the Board



BOARD OF SUF.’ERVISORS OF THE COUNTY OF MARIN
RESOLUTION NO. _84-146

WHEREAS, the Unit | Local Coastal Plan (LCP) for Marin County was certified by the -
State Coastal Commission on April 1, 1980, and

WHEREAS, the LCP contains specific policies relating to the development of the
Seadrift Subdivision in Stinson Beach, and .

WHEREAS, the County of Marin has been involved in litigation with various parties
concerning the use and development of certain fots in the Seadrift Subdivision, and

WHEREAS, the County and the plaintiffs in said litigation have been negotiating toward
the settlement of said litigation and have now arrived at a tentative agreement, subject
1o the approval of the Marin County Board of Supervisors and further, subject to specific
terms and conditions, and

WHEREAS, the specific terms and conditions of the tentative agreement require the
amendment of the Unit | LCP, and .

WHEREAS, the Marin County Planning Commission held a duly noticed public hearing on

the proposed L.CP amendments on September 26, 1983, November 7, 1983, and December

19, 1983, and the Marin County Board of Supervisors held a duly noticed public hearing on
said amendments on January 3, 1984, ond .

WHEREAS, the California Coastal Commission held a duly noticed public hearings on
Janury 25, 1984 and March 14, 1984 on the proposed amendments, and

WHEREAS, the California Coastal Commission approved said amendments conditioned in
the County's favorable consideration of an additional omendment providing for

emergency egress for the Seadrift beach and consideration by the Stinson County Water
Board of septic permits in area 4 of Seadrift, ond

WHEREAS, the Marin County Planning Commission in reviewing the Coastal
- Commissions proposed amendments has found that the public health and safety will be
substantially benefited by having provisions in the LCP Unit | emergency egress in times

- of high tide and by having local review of septic permits.

NOW, THEREFORE, BE IT RESOLVED that the Marin County Board of Supervisors
hereby adopts the LCP Unit 1 amendments contained herein:

Policy 33, Page 80: ‘wAccess Program® shail be revised to include:

"To provide emergency pedestrion egress from the beach ond the Seadrift
subdivisions, londowners possessing an interest in the roads, including the right to
preclude the public from using the roads, in Seadrift shall record on aogreerment
allowing the public emergency egress during periods of highwater or high tides
when the beach is impassable. The County shait cause signing of such emergency
access opportunity along the Seadrift Spit. Signs should be placed near the public
use area along the Seadrift Spit. Signs should be placed near the public use area
at Walla Vista adjocent to Seadrift beach and the northwest end of the Seadrif?t
Spit. The County shall request input from the Seadrift Property Owners -
Association and the Village Association regarding the exact wording of the signs.
The County will through applications for new development ensure emergency




vertical egress from the beach to Seadrift Road at the northwest end of the beach
and other locations found appropriate.”

a .
Policy 36d Subsection y #: "Septic Systems" shall be revised to include this phrase to the
end of sentence 3. ‘ )

n .. and after an opportunity for review and comment has been provided to the
Stinson Beach County Water Board."

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the
County of Marin, State of Californig, on the 26th day of March, 1984, by the following

vote, to-wit:
AYES: Supervisors: Bob Stockwell, Gary Giacomini, Harold Brown, Al Avamburu
NOES:  Supervisors: =~

ABSENT: Supervisors: Bob Roumiguiere

THAIRMAN OF THE BOARD 0; SUPERVEOF@

COUNTY OF MARIN
ATTEST:
[/ 6w /ﬁz«yﬁifﬁw 2
Van Gillespie

Clerk of the Board



BOARD OF SUPERVISORS OF THE COUNTY OF MARIN
RESOLUTION NO _84-491°

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE COUNTY OF MARIN,
STATE OF CALIFORNIA TO ADOPT AMENDMENT TO LCP 1l

WHEREAS, the County of Marin has a certified Land Use Plan for the Coastal Zone of Marin County,
and

WHEREAS, the County has assumed permit authority in the Coastal Zone of Marin County, and

WHEREAS, the Marin County Board of Supervisors held a duly noticed public hearing on OCTObEI; 9,
1984, on a proposed LCP 1I Amendment, and

WHEREAS, the Marin County Board of Supervisors finds that:
I. Aceess to public lands will mot be impaired by the proposed project.
2. Conditions of approval will protect natural resources from adverse impacts from this project,

3. Water will be provided by North Marin County Water District and sewage disposal will be by
individual septic systems subject to Regional Water Quality Control Board Guidelines. ”

4. The LCP Natural Resources Map indicates that the project does not lie within a rare aond
endangered species zone.

5. The site is not designated for public access, and is not known to have rare biotic species.

WHEREAS, the Marin County Board of Supervisors finds that the public necessity, convenience and
general welfare do require this amendment to the LCP Il

NOw, THEREFORE, BE IT RESOLVED, that the Marin County Boord of Supervisors hereby
recommends that the California Coastal Commission approve the McCarthy Local Coastal Plan
Amendment.

LCP Unit ll: The Plan is hereby amended to permit a density of one dwelling per five acres on the
McCarthy parcel, Assessor's Parcel No, 1 66-020-35 in Inverness within zoning of C-R5P-.20.

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of Marin,
State of California, on the 8th _ doay of October , 1984, by the following vote to-wit:

AYES:  Supervisors: Bob Stockwell, Gary Giacomini, Bob Roumiguiere, Al Aramburu

NOES:  Supervisors: -
ABSENT: Supervisors: Harold Brown

. CHARMAN OF THE BOARD OF SUPERVISORS
AT Dot loatsion COUNTY OF MARIN
e /—‘

Van Gillespie
Clerk of the Board




MARIN COUNTY BOARD OF SUPERVISORS |
RESOLUTION NO. 84-564

A RESOLUTION OF THE BOARD OF SUPE-RVISORS OF THE COUNTY OF MARIN
AMENDING THE BOLINAS COMMUNITY PLAN AND THE UNIT | LOCAL COASTAL PLAN

WHEREAS, the Marin County Board of Supervisors adopted the Bolinas Community Plan (BCP) on
December 9, 1975 and the Local Coastal Plan (LCP) Unit | on August 21, 1979, and

WHEREAS, both the BCP and the LCP Unit | contain policies recommending the development of a land
use plan for the gridded mesa area of Bolinas, and :

WHEREAS, after conduct of a duly noticed public hearing the Marin County Planning Commission has
recommended to the Board of Supervisors the adoption of the Bolinas Gridded Mesa Plon, and

WHEREAS, the policies of the Gridded Mesa Plan should be incorporated into the appropriate sections
of the BCP and the LCP Unit |, and )

WHEREAS, the Marin County Board of Supervisors held o duly noticed public heoriﬁg’ on the proposal fo
adopt the Gridded Mesa Plan as an amendment to the BCP and the Unit | LCP, and

WHEREAS, the Marin County Board of Supervisors finds that the public necessity, convenience and
general welfare do require these amendments to the Bolinas Community Plan, and the Unit I LCP.

-VHEREAS.., the Marin County Board of Supervisors has considered the potential for environmental
impacts and has concluded that ¢ Negative Declaration of Environmental Impact be adopted.

NOW, THEREFORE, BE IT RESOLVED that the Marin County Board of Supervisors hereby adopts the
Bolinas Gridded Mesa Plan as an omendment fo the Bolinas Community Plan and the Unit | LCP.
Specific amendments are detailed in the attached Exhibits {abelled Exhibit "B" incorporated herein by
reference.

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of Marin,
State of California, on the _27th _ day of November , 1984, by the following vote to-wit:

AYES: Supervisors Bob Stockwell, Gary Giacomini, Harold Brown}, Al Aramburu
NOES:  Supervisors -

ABSENT: Supervisors Bob Roumiguiere

COUNTY OF MARIN

ATTEST:
—————r T .
e W
Van Gillespie T

Clerk of the Boord



EXHIBIT "B"

Replace Pages 77-78 (Location and Density of New Development) of LCP Unit | with the
following:

Bolinas

The Bolinas Gridded Mesa Plan was subdivided in 1927 into more than 5,400 two thousand
square foot lots, which were sold for $69.50 each to persons who subscribed to the San
Francisco Bulletin. Since the orginial subdivision, some parcels have been consolidated
into larger lots, while many remain their original size. Some 384 dweliings have been
built on parcels of varying size. In 1976, the Mesa was rezoned to R-A:B-2 (10,000
square foot minimum lot size) to conform with the policies of the Community Plan.
However, all parcels are considered to have development potentiol due to the fact that
they have been subdivided since 1927 and are considered exceptions to Title 22 of the
Marin County Code. In 1984, the Bolinas Gridded Mesa Plan was adopted by the County
as an amendment to the Bolinas Community Plan. This Plan identified a residential
development potential of approximately 75 units. The Gridded Mesa Plan includes three
zoning designations; C-R-A-B2, C-R-A-B3 and C-R-A-Bh. These zones are based on the
capacity of the soils to accept on-site disposal systems. The three zones require

minimum parcel sizes of 10,000 square feet, 20,000 square feet and 40,000 square feet
respectively.

The Mesa is provided water service by the Bolinas Community Public Utility District.
That District has had a moratorium on new water meter connection since 1971 since
then a few homes have been built with wells, Waste disposal on the Mesa is by septic
system. Existing older systems on lots of less than 6,000 square feet (larger in certain
geologic and topograhic circumstances) do not meet current County requirements for
septic systems and may, therefore, be a hazard to the Mesa's groundwater. The street
network in the Mesa (the "grid") is unpaved, except for Elm Avenve Overlook and parts of
Ocean Parkway, and suffers from poor drainage.

The problems of the Mesa are hidden by the limited development resuiting from the
water moratorium. Many existing vacant lots may be effectively vnbuildable because
they cannot meet the County septic tank requirements. Still other lots may be too close
to the bluffs which are experiencing erosion at a fairly rapid rate or are in or adjacent to
the major drainageways. The problems of bluff erosion are described in Chapter Il. The
conditions of the existing good network makes access to most of the undeveloped parcels
difficult. The 1984 Gridded Mesa Plan includes a program to prepare a circulation plon
for the Mesa which will address the problems caused by limited access.

The County zoning of the Gridded Mesa was determined during preparation of the Bolinas
Gridded Mesa Plan and is based on the 1983 report "Bolinas Mesa On-Site Wastewater
Disposal Investigation" prepared by Questa Engineering Corporation. Buildout under this
zoning does not seem to threaten the ability of Mesa Road to serve the Palomarin
Trailhead. Table 5 summarizes potential buiidout that would be allowed vnder this LCP,

Zoning is not a total answer to the problems of the Gridded Mesa, which includes lots
lying within the bluff erosion areo; potentially inadequate septic systems on legal,
substandard lots; and the inadequate street system. 1t may also prove to be inadequate
o deal with future cumulative septic tank impacts on small lots and the relation of the
Mesa to the new park lands. For these reasons, the County identifies the Gridded Mesa



as an area requiring public action to resolve existing development problems. This
identification is necessary to make the Mesa eligible for restoration funding by the State
Coastal Conservancy (Section 31201 of the Public Resources Code}, or a similar public or
private body. Any restoration proposal for the Mesa should include the study of bluff
erosion, the cumulative impacts of septic systems on the Mesa, the possibility of
including low income housing, coastal access, and the ability of public facilities to
support the new developrnent.

Table 5
Existing Additional Total
Dwellings Dwellings Dwellings
Use Sub Area Acres July 1974 Possible Possible
Agriculture Rural Area 2,675 17 64 81
and Open Dogtown 69 7 I 18
Space Horseshoe Flat 280 9 29 58
Gospel Flat 168 9 15 24
Single- ~ Downtown
family Wharf & Brighton 30 68 i5 83
Residential Roads 54 53 33 86
and Terrace Avenue 32 35 48 83
Commercial  Little Mesa 326 384 75 * 459
Total : 3,634 602 290 892

* Estimate based on remaining undeveloped lot pattern, 10,000 - 40,000
square feet minimum site size, legal non-conforming lots, remaining and
probable effects of slope, cliff erosion, drainage pattern and other
environmental policies--without redevelopment.

Non-Community Plan Areas

Lands outside the three villages are all in public ownership, with the exception of
Audubon Canyon Ranch, All of these lands, including the Ranch, are designated Open
Area for LCP land use purposes.



Replace Policy 40, Page 86 (Location and Density of New Development), LCP Unit |
withe

40. Redevelopment/rehabilitation of existing structures and new construction on the
Bolinas Gridded Mesa shall be permitied in accordance witht he adopted policies of

the Bolinas Gridded Mesa Plan (adopted by the Marin County Board of Supervisors on
Novemeber 27, 1984).



MARIN COUNTY BOARD OF SUPERVISORS |
RESOLUTION NO. 87-360

A RESOLUTION OF THE BOARD OF SUPERVISORS APPROVING
LOCAL COASTAL PLAN AMENDMENTS TO ADD LCP TEXT AND TO REZONE
VARIOUS ASSESSOR!S PARCELS IN THE-COASTAL ZONE IN ACCORDANCE

WITH THE RECOMMENDATIONS OF THE EAST SHORE COMMUNITY PLAN
EXHIBIT 'C!

A X EREEREAEFREEE LR XER

L WHEREAS the Marin County Board of Supervisors held a duly noticed public

hearing to consider armendments to the Local Coastal Plan Unit Il ond rezonings on
June 2, 1987, and October 13, 1987 and

fl. WHEREAS the -Colifornio Coastal Commission unanimously approved the Locai
Coastal Plan Unit Il Amendments on September 8, 1987, and

.  WHEREAS the Marin Counfy Board of Supervisors finds that the Planning
Commission held a duly noticed public hearing to consider the East Shore

Community Plan, Goals, Objectives, Policies, Programs, Recommendations and
Rezonings on April 7, 1987, and

V. WHEREAS the Board of Supervisors finds that the East Shore Community Plan and
rezonings are internally consistent and consistent with Local Coastal Plan, and

V. WHEREAS the Board of Supervisers finds that the East Shore Community Plan ond
rezonings maintain a balance of local and visitor serving facilities in the Coastal
Zone and do not significantly modify the priority given to visitor serving uses, and

V. WHEREAS the Board of Supervisors finds that the East Shore Community Plan,
rezonings and Local Coastal Plan Amendment will not result in significont
environmental impacts to the environment and a Negative Declaration of
environmental impact is hereby approved, and

V.  WHEREAS the Board of Supervisors finds that an amendment to the Local Ceasial
Plan and Title 22 Zoning Code within the Local Coastal Plan area is necessary to
implement the recommendation of the East Shore Community Plan, and

Vill. WHEREAS the Board of Supervisors finds that proposed rezonings and Coastal
Plan Amendment ore necessary to preserve the existing residential/commercial
mixed use in the Marshall and Post Office/Marshall Boatworks area and to aliow
processing of mariculiure products in the Northshore Boats area, and

IX. WHEREAS the Board of Supervisors finds that the goals of the plan to profect-the
existing environmental quality of the East Shore Community while carefully
planning for a moderate amount of new development are appropriate given the
existing environmental factors and development trends.

NOW THEREFORE, BE [T RESOLVED Tﬁcf the Marin County Board of Supervisors hereby
approves the following texi amendments to the Local Coostal Plan Unit I os set forth
herein:




I. On page 48, section {e), amend as follows:

Areas with expansion potential include the property known as Jensen's Oyster
Beds, Nick's cove, Synanon, and Marconi Cove Marina. The town of Marshall ond
the” Marshall Boatworks are recommended for local serving ond limited visitor
serving facilities allowed by C-VCR zoning.

2. On page 48, section (3}, amend as follows:

(3) Marshall. Existing commercial zening in Morshally C-b-ly shall be changed o
g planned cemmercial disirici so thai fulure expansions oF developmenis are
subject 3o masier plen review, Existing commercial zoning in Morshall, C-CP,
shall be changed to C-VCR 1o mainfain and encourage the present

residential/commercial mixed use and fo encourage locally serving commercial
uses. i

3. On page 49, section (3}, amend as follows: .

Commercial zoning on A.P. #106-40-03, a parcel sited amidst residential uses,
shall be changed to a planned residential district.

(3) (b) Marshall Boaiworks. The Marshall Boatworks/Post Office area shall be
rezoned from C-VCR with the Boatworks as a permifted use. This will encourage
continuation of this area as a residentiol/commercial mixed use while supporting
its potential as a community activity center and gathering place.

4) On page 215, amend section e. (2) as follows:

Changes in commercial land use and zoning as specified in LCP Policy 3 {e) on
Recreation and Visitor-Serving Facilities, page 48, shall be adopted. In addition,
the Marshall Bogtwerks and North Shore Boats shail be rezoned A-2 to RCR.

THEREFORE, that the Marin County Board of Supervisors hereby further approves: the

Local Coastal Plon Unit 1l omendment consisting of the following Title 22 Zoning Code
amendments within the coastal zone:

Assessor's Parcel Location Existing Zoning Proposed Zoning
104-170-23 N, Shore Boats C-RSP-0.5 C-ARP-2
106-010-02 Marshall C-CP C-VCR
106-010-03 Marshall C-CP C-VCR.
J06-010-05 Marshall . C-CP C-VCR
106-010-06 Marshali C-CP C-YCR
106-010-07 Marshall ] C-CP C-VCR
106-010-08 Marshall C-CP ' C-VCR
106-010-09 Marshall C-CP C-VCR
106-010-10 Marshall c-CcpP CVCR
106-010-11} Marshall C-CP C-VCR
106-020-01 Marshall C-CP C-VCR
106-020-14 Marshall c-CcP CVCR

. 106-020-27 Marshall C-CP C-VCR
106-020-34 Marshall C-CP C-VCR
106-020-35 Marshall C-CP C.VCR
106-020-36 Marshall c-CcP C-VCR
106-050-01 Post Office/Boatworks C-ARP-2 C-VCR
1046-050-02 Post Office/Boatworks C-ARP-2 C-VCR
106-050-11 Post Office/Boatworks C-RCR CVCR

106-050-12 Post Office/Boatworks C-RCR . C-VCR



Definition of Zoning:

C-RSP-0.5 = Coastal Residentiol Single Family Planned

C-CP -  Coastal Commercigal Planned

C-RCR = Coastal Resort Commercial Recreation

C_ARP-2 = Coastal Agriculiural Residential Planned (2 acres/unit)
CVCR =  Coastal Village Commercial

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County

of Marin, State of California, on the 13th day of _0Oct., 1987, by the following vote to
wit: ’ : .

AYES: Supervisors: Al Aramburu, Bob Stockwell, -Bob Roumiguiere, Harold Brown
NOES: Supervisors: None

ABSENT: Supervisors: Gary Giacomini

! Clerk
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MARIN COUNTY BOARD OF SUPERVISORS
RESOLUTION NO. _gg8-113

A RESOLUTION OF THE BOARD OF SUPERVISORS DECLARING ITS
INTENT TO ADOPT A RESOLUTION TO APPROVE
AMENDMENTS TO THE LOCAL COASTAL PROGRAM UNIT 2,
IN ACCORDANCE WITH THE RECOMMENDATIONS QF THE
DILLON BEACH COMMUNITY PLAN
® k% % £ ¥ 3 £ ¥ & 2 % % % X X x ¥
WHEREAS the Planning Commission held noticed public hearings to consider the Dillon
Beach Community Plan (Plan) and amendments to the Local Coastal Program, Unit 2,
(LCP) on September 7, 1988, and November 28, 1988; and

WHEREAS the Board of Supervisors conducted a noticed public hearing on the Plan and
amendments to the LCP on December 20, 1988; and

WHEREAS the Board of Supervisors finds that the amendments to the LCP will not
result in significant adverse environmental impacts and a Final Environmental Impact
Report for the Plan and amendments to the LCP has been certified; and

WHEREAS the Board of Supervisors finds that amendments to the LCP are necessary to
preserve and maintain the coastal village character of the community, ensure safe and

environmentally-sound development, and update the LCP; and

WHEREAS the Board of Supervisors finds that the amendments to the LCP to protect
the existing environmental quality of the Dillon Beach Planning Area while carefully
planning for a moderate amount of new development in keeping with the coastal village
character of the community is appropriate given existing development patterns, the
policies of the Marin Countywide Plan and Local Coastal Program, Unit 2,
environmental characteristics of the area, and desires of the community; and

WHEREAS the County of Marin will issue Coastal Development Permits consistent with
the Local Coastal Program, Unit 2, in 8 manner fully consistent with the California
Coastal Act;

NOW, THEREFORE, BE IT RESOLVED that the Marin County Board of Supervisors hereby
declares its intent to adopt emendments to the Local Coastal Program, Unit 2 as shown in
Attachment 1, subject to final review and approval by the California Coastal Commission.

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of
Marin, State of California, on the 20th day of December » 1988, by the following vote, to

wit:

AYES:
NOES:

SUPERVISORS Gary Giacomini, Bob Stockwell, Al amburu
None { i

ABSENT: SUPERVISORS Harold Brown, Bob Roumiguiere

CHAIRMAN OF THE BOARD OF SUPERVISORS
COUNTY OF MARIN

ATTEST: T

7///4 M/zzm,d

MARGARET COUNCIL, Clerk of the Board

attachment



ATTACIMENT 1:

AMENDMENTS TO THE LOCAL COASTAL PROGRAM UNIT 2,
IN ACCORDANCE WITH THE RECOMMENDATIONS OF THE
DILLON BEACH COMMUNITY PLAN

Exlsting text and amendments are shown slde-by-side,
Exlsting text Is on the left; amendments are on the right.

Deletad text Is crossed-out; additions are underiined,

o - BT
Attachment to Marln County Board of Supervisors Resolution No, 2389~ : A Resolution
of the Doard of Supervisors Declaring Its Intent to Adopt A Resolution to Approve
Amendments to the Loeal Coastal Program Unit 2, In Accordance with the
Recommendatlions of the Dillon Beach Community Plan {December 20, 1988)



L

LOCAL COASTAL PROGRAM, UNIT 2

PUBLIC ACCESS AND RECREATION

PUBLIC ACCESS

c. North of Walker Creek. Recommendations for the area north of Walker
Creek are listed from south to north in two segments.

1)

(2)

Location: Walker Creek to Dillon Beach.

'
Description: This arxea includes extensive agricultural hold-
ings and the popular recreational areas at Lawson's Landing
and Dillon Beach. Public access is available to and along the
shoreline north of Tom's Point for racreational ¢lamming, boat-
ing, fishing,and walking. Public use south of Tom's Point ig
less but the shoreline is suitable for walking. There are
several small marshes in the vicinity of the Point and three
large oyster allotments offshore, An offer of dedication of a
lateral easement was required as a condition of coastal permit
approval by the Regional Coastal Commission on AP #104-040-25.

LCP recomnmendations: The offered easement on AP ¥104-040-25

should be accepted and opened to the public,

Lateral access shall be required on all undeveloped parcels on
the shoreline between Dillon Bcuch, AP #100-100-46, and the
Walker Creek delta, - AP #104-040-03,

Location: Dillon Beach to Estero Americano,

Description: The Oceana Marina subdivision is located .
immediately north of the-eemmunity—efsDillon Beach. There is
public use of the shoreline in this area; however, low bluifs
make access somewhat difficult. North of the subdivision, the
terrain becomes quite steep and vertical access to the water
is not possible except in a few places. High coastal bluffs
offer impressive views of the ocean and the Esteros. Public
pedestrian use has been made of an existing dirt road to reach
the Estero de San Antonio. WNorth of this Estero, the land is
quite inaccessible.

AMENDMENTS
IN ACCORDANCE WITH THE RECOMMENDATIONS OF . .E
DILLON BEACH COMMUNITY PLAN

LCP page 22: replace strike-out wlth:
village area in

-



LCP' recommendations: Lateral and/or bluff top access easements
shall be required on all parcels,north of AP KLO0-100-36 ac
pillon Beach. tinecr*

Vertical access shall be provided on AP Hl00-100-30, adjacent
to the Oceana Marin subdivisien,

Public pedestrian access to the Estero de San Antonio shall he
maintained on the existing dirt road through AP #100~100-57 and
100-040-~33,

RECREATION AND VISITOR-SERVING FACILITIES

Private recraational facilities.

There are relatively few privately owned areas offering recreational
opportunities to the public in the Unit II coastal zone. The majer
private facilities are Ltawson's Landing, north of Tomales Bay, and the
Olema Ranch Campground in Olema. Four sites on Tomales Bay have fagilities
for small boat launching, while two areaz allow beach use, nature study,

and wildlife ohservation.

LAWSON'S DILLON BEACH RESORT/LAWSON'S LANDING

The Lawson-sessmaecomplexas near Dillun Beach include approx{mately
20 to 40 acres of developed facilities as well as extensive sandy beach
and dune areas, The resorts offer unique oppertunities for clamming, boat-
ing, fishing, and walklng in a very scenic and striking setting. In
addition, the largest concentration of overnight accommodations in Unit IX
is located at Lawson's Landing on Sand Polnt: 46 campsites and 231 trailer and
RV spaces. The number of informal campsites often greatly exceeds the
existing spaces, a situation which has craated sewage disposal problems
in the paskt. At Lawson's Dillon Beach Resort, located just south of
the town of Dillon Beach and owned by another Lawson family, day use of
the beach and parking are available for a small fee, Overnight accommoda-
tions in this location consist of 25 ktrailer spaces,-and—four—eattageor
The trailer spaces are usually rented a full year at a time.

LCP page 22: Insert underllned words:
parcels Including and north of

LCP page 29: delete "resort" and "and four cottages".




Therg .e current.y 688 overnight accommodations in the coastal zone:
331 trailer/RV spaces, 235 campsites, 82 motel/hotel/ B & B rooms, and 40
hostel beds. The majority of accommodations are supplied by the private
sector. As noted earlier, public parks provide only 46 campsites and one
hostel, for an average of 1 campsite per 1500 acres of .public open space.
Most privéte campsites are located at the northern and southern ends of the
Unit II coastal zone, at Lawson's Landing and the Olema Ranch Campground,
Marconi Cove Marina also has a limited number of campsites adjacent to its
parking lot. The remaining overnight accommedations, motel/hotel/B & B rooms,
are found on the Inverness Ridge, with the exception of a small guest
house in Tomales,end £ ey i3 Bemelr Inverness Ridge offers
a total of 70 motel/hotel/B &B rooms in five different locations. One of
the motels, the Inverness Valley Inn, has an approved permit to expand its
present 9 units to 30 units.

(Table not shown,)

As the table shows, the seven commercial zones cover appremimatety—236-
< 1 Th 1ok

£ land L halfefwhich—i
wi-eh—120-4 loped

332 frad—p 1 5 The per-

centage of developed parcels in the communities ranges from a low of 57%

in Tomales to 100%,in Dillon Beach. Several factors affect the accuracy

of these numbers, however, and should be kept in mind. Not all of the de-

veloped parcels are developed with commercial uses - approximately 25% are

residential, as permitted in the VCR zone. Similarly, several existing

commercial uses are sited on lands zoned for agricultural or residential use.

In either case, the existing use could be converted to something else, add-

ing to or subracting from the total commercial pool. The numbers alsoc do not

reflect parcels which could be created by land division or the potential for

new or expanded development on already developed parcels, such as 1
Marconi Cove Marina. Both thise factors would indicate that

more parcels could be made available for commercial development than indicated.

451 d k] 4
P

LCP page 30: delete "and a few cottages In Dillon Beach",

LCP page 31, Table 4; delete reference to "4" rooms for Lawson's Dillon
Beach Resort, and correct total for "Hotel/Motel/Bed and Breakfast (B &
B) rooms" from "82" to 78,

LCP page 35, replace words with strike-out with the following
corrections: approximately 530 acres of Iand, of which more than one-half

Is_In Dillon Beach, There are a total of 176 commercial parcels, with 124
developed and 52 undeveloped. Delete "Lawson's Landing and".
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LCP page 36, Table 6: correct flgures for Dillon Beach and a.  .ew figures
and footnotes as follows:

RCR 280 acres + 2 parcels 0 parcels 2 parcels

p— 100%
RMPC 33 3 (1] 3 '
TOTALS 835 124 1 175 71%

Footnote (2) to column-heading "#§ Parcels”: (2) Except for Polnt Reyes
Station and Tomales, number of parcels was determined by ownershlp,

rather than Individual assessor's parcels,

Footnote (3) to column-heading "% Commerclal parcels developed" {3)
Note this does not reflect potential for new or expanded development on
individual parcels.

LCP page 39, replace crossed-out text with: Two distinct commercial
zones exist in Dlllon Beach -- Lawson's Dillon Beach Resort and Lawson's

zones exist in blilon peach -- LAWSOns DIN0N DEeaGl REsOIt iU Lo Walls
Landing, Lawson's Dlllon Beach Resort includes approximately 17 acres
that are zoned C-RCR and Include the village store and trailer sites
between Dillon Beach Road and Dilton Beach Creek, as well as the beach,
parking lot, and restrooms on the west side of town. In addition, Lawson's

Dillon Beach Resort Includes approximately 33 acres that are zoned C-

RMPC and are primarlly undevelopaed. Thls area includes the site of the

former Paclfic Marine Statlon operated by the Unlversity of the Paciflc.
To the south of Lawson's Diilon Beach Resort, Is Lawson's Landing, which

Includes approximately 230 acres that are zoned C-RCR and heavlly used
for water-oriented recreation.

The Dillon Beach Communlty Plan contalns conservation and development
policles for both Lawson's Dlilon Beach Resort and Lawson's Landing., The

policles require new commerclal development to be compatible with the
scale and character of current recreation and visitor-gserving uses.
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Dillon Beach. Lawson's Dillon Beach Resort, located immediately

south of old Dillon Beach, and Lawson's Landing, located on Sand
Point, shall be retained as public recreational areas. Both
facilities have the potential for expanded visitor-serving de-
velopment, although providing for adequate water supply and
sewage disposal may be problematical,

1) Lawson's Dillon Beach Resort. -he ta—pild Beneh—R

Sort and lands south, up to and including the Pacific Marin |
tion, would be an appropriate site for new development
of B modest scale, including a small 20 to 30 unit motel,
a resbqurant and day use facilities, Additionally, the
vacant ildings of a Pacific Marin Station offer opppf-
tunities Pey community services, a conference-center, or
youth hoste. Limited residential development wguld also
be appropriateN{n this area, provided that it developed
as a secondary u in conjunction with visitpf-serving
uses. All developtent shall demonstrate aglequate water
supply and sewage dispgsal and shall be gited out of
sand dunes and other envwjronmentally Tsitive areas.
Building heights shall beNlimited tp”that which 1is compatible
with the scale and charactehof tke area. Existing RCR
zoning in this area shall be ained and A.P. #100-100-46,
the beach front recreation pgfce shall be rezoned to RCR
to reflect historic and prgfent ihd use. A-2 zoning on
the single parcel to thg/Gouth up to“the Pacific Marin
station, shall be chapded to permit mix commercial and
residential uses. ning- on the Marin Stagion property,
also A-2, shall be/similarly changed. A.P. 100-100-47 -
A vacant 12-acre dune parcel contiguous and eadst of the
community expdnsion boundary is recommended for APZ-60
zoning (prpéently zoned A-6U). This parcel may begon-
sidered t rezoning to RMPC at such future time as
master/plan is submitted, including the adjacent RMPC
Lawsdn's Resort property, which master plan clearly demon
spfates appropriate uses and densities for this constrained
arcel.

LCP page .51, policy 3g: replace crossed-out text with the following:
Lawson's Dillon Beach Resort, including all propertles zoned C-RCR and C~
RMPC between Dillon _Beach Road and Dlllon Creek, would be an
appropriate site for new development of a_modest scale, Including a small
motel; cafe, delicatessen, or restaurant; and day-use facllitles. Due to the
proximity of the site of the former Paciflc Marine Station to the shorellne,
it 15 an especlally sultable area for facilities where many people can enjoy
its_prime location. _ The site offers opportunities, for example, for
community services, a conference center, and youth hostel. _ Limited
residential development would be appropriate In Lawson's Dillon Beach
Resort, provided It Is developed as a secondary use In conjunction with
visitor-serving uses, All development shall demonstrate adequate water
supply and sewage disposal, and shall be sited out of sand dunes and other

environmentally-sensitive areas, Bullding helghts shall be limited to that
which Is compatible with the scale and character of the area. Exlsting C-
RCR _and C-RMPC zoning shall be maintalned.



(3} lawson's Llaunding. Lawson's Landing is an appropriate site

for limited expansion of boating Facilities and overnight

1 accommodations., Any such expansion shall be based on '

| thorough plaoning studies which ldentify the enviroomental *
resources and constraints of the site, including #wild-
1ife, vegetation, and archeological resources, geologic

A and wave hazardg, and public ser—ice constraints. Measures

te protect the aite's resources, particularly sand dunes
and dune tansy vegetation, shall be included in any develop-
ment plan. Any such plan shali also include improvements
in sewage disposal facilitles, in accordance with the o
recommendations of the Regional Water Quality Control
Board. -Bristing—A—60—soning—on A Rl L00—100 43 —challe ) 7 LCP page 52, policy 3t replace crossed-out text with the following:
be-chansed—to—ROA—in—tha-SendPolnt—area G Bd— b TR, o Existlng C-RCR and C-APZ-60 zoning shail be malntained,
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. RESQURCE PROTECTION

NATURAL RESOURCES
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The Marin County General Plan designites the Esteros Americane and
de San Antonic as "conservation zones." However, specific plans for
implementation of this concept do not presently exist. The lands

surrounding the esteros are designated "agricultural" and are zoned H—&G- LCP page 70: replace crossed-out text withy C-APZ-60.
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v AGRICULTURE

The cémmunity of Dillon Beach is subject to numerous expansion
critexia according to the.Countywide Plan. These include the location of,
lands d¢ned for agriculture, utility service areas, natural barriers,
flood plhins and seismic hazards, and existing subdivisions, The plg
notes thaf\some additional residential development may be feasible
North and sdyth of the existing developed area, i.e. Oceana Marin/ub-
division and dld Dillon Beach, large areas of undeveloped land afe
presently zoned\A-2. To the north, over 400 acres of agricultdral land
£all under this >oning, with a full buildout potential of moge than 200
units, It is cleax that development at this density would Aliminate
agriculture on the site and extend the community boundary/far beyond its
existing location. Cdgtrary to the policies contained An Sections

30231, 30240, 30251, an¥ 30253 of the Coastal Act, sufn development would
also be likely to adversely affect the water quality”and the habitat of
the Estero de San Antonioc aqd the area's scenic rgbources, and be subject
to erosion hazards along the adequacy of public
water, sewer, and road servicey for further deyelopment is also in
question. In light of the many
conflicts which.development under -2 zonind raises with Coastal Act
policies, it is apparent that the cgmmunipy expansion boundary should be
drawn at or close to the line of exitipd development. A determination of
the exact location of this boundary wj be based on land use and public
service studies for the community.

To the south of old Dillon B ach, approgimately 100 acres of grassy
undeveloped land is also zoned }~2. This ared is immediately east of
the sand dunes frcnting Dillog/Beach and west Of the agricultural lands
on Sand Point, Full buildouy under A-2 zoning woyld add some 30 to 50
residential units to an argh which is heavily used\for public recxeation.
This would conflict with fection 30255 of the Coasta¥ Act, giving priority
to coastal-dependent deyelopment, and Sections 30220-3Q222 on recreation.
The visual quality of /£he area would also be substantiadly affected, contrary
to Section 30251. addition, the availability of publiy services for such
development is in glestion as is the geologic stability and\safety of the
site. As with tbf lands north of Dillon Beach, these southedy properties
have numercus 34d significant development constraints which indjcate that
the County's #xisting informal expansion boundary for this area weeds
adjustment pbrth. A more precise location will be determined whe community
planning sfudies are completed.

opf final area of Dilldn Beach needs review for a possible expansign
bounddry adjustment. To the east of the community lie several undevelop?
pargels ranging in size from 3 to 35 acres. All are zoned A-2 but are
sybject to Williamson Act contracts. These parcels should be more closely
dtudied for possible exclusion from the expansion area.

LCP pages 93 and 94: replace crossed-out text wlith: According to_the
Dillon Beach Community Plan, the community expansion boundary for
Dillon Beach extends from the Oceana Marin subdivision on the north to the
Southern end of Lawson's Dillon Beach Resort, and from the shoreline on
the west to the eastern slde of Oceana Marln, the Village, and Lawson's
Dillon Beach Resort, The 12-acre parcel east of and contiguous to the
initlal community expansion boundary along Lawson's Dillon Beach Resort
{A.P. #100-100-47) was Included within the expansion boundary in 1988, &s

part_of adoption of the Dillon Beach Community Plan, Areas to the north
and_east of the community expansion area are zoned as agricultural

roduction zones with a maximum of one unit per 60 acres (C-APZ-60) In
order to protect agricultural uses, the water quallty and habitat of Esteros
Americano and de San Antonlo, and the area'’s scenic resources. The area
from_the expansion boundary south to Tomales Bay (Lawson's Landing) Is
zoned fof resort and commercial recreation (C-RCR), but s also used
during part of the year for grazing cattle.




IV,  2UBLIC SERVICES AND NEW DEVELOPMENT

PUBLIC SERVICES

Water Supply

\billon Beach and QOceana Marin.

ACKGROUND ,

Wathr service to old Dillon Beach, the Porvecla Beach 'area to the
south of tswn, and the Oceana Marin subdivision to the north ig supplied
by two separate private water companies; the Coast Springs Water Company
and the Estero\Mutual Water Company, DBecause Coast Springs is private,
it comes under & jurisdiction of the State Public Utilicies Commission
(PUC) . Coast Springs, the older company, services Dillon 8each, Portola
Beach, and Units I, “gart of Unit III, and IV in Oceana Marin. Estero Mutual,
the newer company, sefyas Units V and part of IILin Oceana Marin, {There
is no Unit II.) There 8 been some discussion iri the pase of eventually mérging
these two systems under t management of the North Marin County Water ’
District but thus far, no adtion on this proposal has been taken.

WATER SOURCES

Coast Springs draws its watel from eight wells located op property
owned by the company in the hills ea and northeast of.pillon Beach.
The company has easements over grazing\land surrounding the wells for
. access and pipeline connections. The sa¥g yield of the Coast Springs
-wells Is not known, since no groundwater thsts have heen done in the area
and because the wells cycle, i.e. they are phe continuously pumped but
rather, are used alternately when the water le 1 in any one well drops
below a minimum point. The manager of the compa Gonservatively estimates
the safe yleld of the walls to be 50,000 gpd, based on 4 maximum historjc
use of 43,000 gpd. He faels that withdrawals could obably go higher,
but can't guarantea higher vields in tha absence of su orting information.

The only professional assessment of well vield was mide approximately
10 years ago by engineers from the PUC, They field checked
when Coast Springs applied to the PUC for permission to expand
area to include first, Unit I ip Oceana Marin, and thepn, part o
and all of IV, fThe PUC approved hoth expansions based on £indings\th

LCP pages 154 to 161: replace text with the following.
Dillon Beach,

Water service to the community within the Dillon Beach community
expansion boundary Is presently (in 1988) supplied by two private water
companles: Coast Springs Water Company and Estero Mutual Water
Company, Coast Springs supplies water to a portlon of the Oceana Marin
subdivision, to the Village and to the 13 dwelllngs between CIIff Street and
Bay Drive. Estero Mutual's service area is limited to propertles within
Oceana Marin, In addition to providin olnt water service to the Oceana
Marin subdivision, the two companles share some of the same source areas
for water supply. “While the systems are indlvidually managed and
operated, a one-inch plastic llne physleally connecis the two for emergency
puIposes.

Estero Mutual. Estero Mutual Water Compan resently serves
about 60 residences In Oceana Marin, The total number of potential

connectlons in_its service area Is 170. Estero _Mutual’s system was
originally designed to serve 600 or more unlts, In large measure from its

water rights to the Estero de San Antonio roper. However, the quallty of

thls water was subsequently found to be unacceptable because of
- agricultyral runoff, and a smaller diversion of surface water was

established from an unnamed tributary,

Estero Mutval has two wells which together supply approximately
10,000 gallons per day (gpd). _In addition to the two wells, the company has
the facilities and necessary permits to divert water from a &tream
tributary of the Estero de San Antonlo, The amount of supply avallable
depends upon rainfall. Estero Mutual's umps can dlvert up to 400 gallons

er minute (ppm) from the tributary, The water Is transported uphlll to a
reservoir with a storage capaclty of 16 miltion gallons, or 49 acre-feet

{AF),



ster atual also draws its water from wells, located immediately
east of\Oceana Marin. The company has twa wells, only one of which

is normally used since the second well has a very low yvield and is
located within 200' of the subdivision's sewage treatment ponds. Al~-
though coli¥orm contamination of this second well has been a concern,
recent water\guality tests showed no evidence of coliform bacteria.

Well yield is generally 4.5 gpm from the larger well and 1 gpm from the
smaller well. e managexr of the system estimates the reliable well
yield to be about\ 6000 gpd or 2.2 million gallons per year {6.7 AF).
There is a third wall on company property with a potential yield of

1 gpm although it hdg never been used and is not developed for municipal
use.

To augment this maxginal water supply, Estero Mutual plans to divert
water from a tributary to\the Estero de San Antonio, located approximately
i mile to the north of the“subdivision. The water would be diverted
during the winter when flows\axe high, pumped uphill’ 400' and transported

sipeline south, and then stored in a reservoir for subsegquent creatmenc
,nd-shmmer:ime use. The reservoiX has a scorace capacity of 16 million
galions or 49 AF, The water company has a water rights pexmit on file with
the Division of Water Rights of the State Water Resources Control Board to
divert and store 400 AF per year from \he estero becween Cctober lst and
June sz, although this source has not
need. Decause the water company is reaci{ng the limits of its well scurces,
however, lt plans to begin diverting ester® water this ceming winter.
{1980). The built facilities necessary for \this diversion, including pumps,
pipelines, and reservoir, have been installed\and are ready for operacion.

The reliability of the sstero source l. somqwhat of au unknown, but
the limited information available suggests that 1\ is adeguate for puild-
out. Staff of the Division of Water Rights has noted that an assessmenc
of supply was part of the application for a water rights pexmit. Because
the withdrawals are limited to winter months and becayse the estero drains
a large watershed, ample water is expected to meet the 00 AF per vear de-
mand. Staff of the Department of Fish and Game has indidgted that the
company's progosed approach to water supply, winter capturd and storage
for summertime use, is considered acceptable for systems as g¢mall as Estero
Mutual. No significant impacts on in-stream resources are anyicipated
from the diversion because of its small scale and timing durind\ the wet
season. The manager of the water company points out that the waxer system
was originally intended to serve 600+ units planned for developmedg in
Oceana Marin during the early 1970's., Buildout figures for the Estkro
Mutual service area have since been reduced to approximately 170. Thus,
Estero Mutual appears to have adeguate water supply from its sources
serve buildout,

The company reports that it cannot a. _uately su = its current’
service area with existing equlpment. Several problems ar, .nerent in the
operatlon of this system., Water storage is Ilmited because the reservolr
leaks and about 25 percent of its capacity Is lost to evaporation annually.
In low ralnfall years, as little as 15 to 20 percent of the surface water
diverted from the estero may actually be avallable supply In the system.
Also, there is no electricity at the pump and the cost of pumping water
with propane from the point of diversion, some 450-feet downslope at the
Estero, has been estimated to be about 15 times the cost for an equivalent
amount of well water,

Water quality concerns In the Estero Mutual system relate to the
proximity of Oceana Marin sewage ponds to Its two wells and water storage
reservolr, No_evidence of public heaith impacts exists, however, the
situation poses risks that should normally be avolded,

Estero Mutual has two treatment plants. One tilters and chlorinates
water from one of Its wells (water from the second well does not require

fiitering). The second treats water stored In the reservoir and can filter
72,000 gpd or 50 gpm. Flltered water {s stored In two tanks which have a

combined capacity of 310,000 gallons, Water supply avallable to Estero
Mutual from the well and stream sources together Is a maximum of 82,000
gpd: 10,000 gpd from the wells and 72,000 gpd from the treatment plant
filtering the tributary stream water,

While the 1980 discussion of water supply In the LCP estimated
water use per unit for Oceana Marin at_about 130 gpd, with peak use
approaching three times that figure, average daily use In Estero Mutuals
service area in May and June 1982 wag found to be only 95 gpd._Both of
these use flgures are low compared to typical single-family homes In an
urban area, due to the seasonal occupancy (weekends and summer) of most
of the units in Oceana Marin._Full-time occupancy rates of the subdivision
have been estimated at 15 to 38 percent; average annual occupancy of all
units has been estimated by the North Marin Water District at 48 percent.

Coast Springs, Coast Springs Water Company presently has 200
service connectlons In Dillon Beach, Water demand per dwelling unit for
average and peak day use In 1985 were recorded at 96 gpd and 170 gpd
respectively. These rates are consldered typical coastal resort/second
home communities that experience low weekday occupancy and high
weekend use, Coast Springs obtains Its water supply from three principal
sources, described below.




EXISTT JATER SY. .4S: FACILITIES AND CAPACITY

ast Springs has pumping and treatment, storage ard pipeline
distribhtion facilleies, all of which are curcently functioning well.

The maxi overall capacity of the builkt system is 45 gpm or 64,800 ,
gpd, as debgrmined by the pumping capacity of the system's nine wall-
head pumps. \This amounts to 72 AFY. Wager qualicy has not heen a pro-
blem with the“gystem. Reported chemical levels meet szate standards
although the manganese level is close or at the level suggested by the
state. To treat ‘\the water, Coast Springs has three small treaument plants
waich provide £iltXxacien, chlorination, and aeration. Thelr capacity

is sstimated to be Xoout 96 gpm or 138,200 g5pd. At the present tima,
turbidity readings of\filtered water are slightly nigh; howevar, this

ig a miner problem whicq the company s working to corract. Storage
capacity of the system ekgeeds 1 milllon gallons. Three tanks furnishk’
158,000 gallons of storaga\While a small resarvoir on company property
orovides. another 1,500,000 allona '‘or 4.6 AF of storage. The reservoir
ig Full most of the time, e cimarily by rainwater and to a lesser extent,
by sorings and seepage. It proyides a large water reserve to handle
emergency or peak condition needs. Lastly, gravity-fed pipelines in che
system consiszt of 22,3535 feet of 2 to 6" standard scree,asbestos cemant,
and polyvinyl chloride pipe. Altho h some of the pipelines are old,
they are considered to be in good condition.

Coagt Springs also provides water Igr fira protection to its sexvice
area, According to the County Fire Chief\ the fire protection situation

in old Dillen Beach is not satisfactory.
through the center of town, required as a pe
Chief in 1978, all other pipelines in 2illen ach are 2" in size and
considered substandard for adequate fira protechbjion. The town could

also use several large standard fire hvdrants, im\addition to the numer-
ous smaller hydrants which exist. Dillon Beach ispotentially a serious
fire area because it is developed so densely (3,000 xg. ft. lots and
smaller] and bacause of the old wooden frame construc jon of the homes.
catgHing a fire in its early stages i3 critical for prekenting wide-
spread damage. Respanse‘time by County fire trucks stat ned in Tomales
ranges Erxom 15 to 18 minutes. Throughout Qceana Marin, by‘gontrast,
existing 6" mains and hydrants are considered adequate for figre protection
needs,

wcept for one 6" pipeline
it condition by the Fira

Estero Mutual is a ralatively new system that was sized for Nuildout
of the development. As such, the size and condition of the built Yacil-
ities are not limiting on production capacity at buildout, The systgm's
four pumps have a combined capaclty of 1300 gpm or close to 2 millionNgpd.
Water treatment facilities include two chlorination and filter plants.
one to treat well water and the other to treat water diverted from the
esters. The treatment plant for estero water has not yet been used or

Diilon Creek Gulch: The largest sour. Jor Coas' rings Water b
Company Is from a shaliow well (referred to as the °  wer Well" or
Well #4) located In the channel of Dilfon Creek Gulch, immedlately
south of the Village, In Lawson's Dillon Beach Resort. The yleld
from this well has declined from an average of 25,000 to 18,000 gpd,

but fluctuates according to the creek flow,

Hilltop Wells:  Coast Springs maintalns slx vertical-drlll wells
focated In the hliltop area above Dillon Beach and Oceana Marin.
Three of these wells were constructed in 1964 to serve Oceana
Marln.

Inflltratlon Tunnel: The oldest feature of the system s a hand-dug
tunnel that extends some 100-feet Into the hillslde above Dlllon
Beach Road to the east of the Village, The tunnel collects
groundwater and seepage from the sandstone formation, A network
of perforated pipes outside the tunnel also collect shallow hillside
seepage and percolated runoff,

These sources have been estimated to be capable of providing a sustalned

yield of 33 gallons per minute (gpm). However, the owner of the Coast
Springs Water Company has indlcated that actual vleld fluctuates

depending upon rainfall and the extent of pumplng. A study by JDR Utllity
Consulting, Inc, In 1986 concluded that Coast Springs would be capable of
supplylng_the average day demand of 290 customers from_lts present
sources and peak day use for approximately six days.

Additlonally, Coast Springs owns land In a spring area immedlately
east of Its Inflltratlon tunnel, and has Identifled this as the loglcal slte to
explore for additlonal water supply. Measurements of the spring flow from
the area in November 1987 indicated a flow of 2 gpm. Coast Springs has
suggested that this flow can be representative of the minimum expected
yleld from the spring area. A higher flow might be obtalned through the

use of horlzontal wells.

Water storage for the Coast Springs system ls provided by a 125,000~
gallon steel tank located in the ravine that roughly dlvides Qceana Marln
and the Village, This tank Is slated for replacement In order to meet State
safe drinking water standards,  Additionally, pre-treatment storage Is
provided by a 25,000 concrete tank, although because of the tank's
construction, only one-third of this capaclty is usable at any one time.
Another 7,500-gallon concrete tank stores a_small amount of backwash
‘water. These concrete tanks are located above Dillon Beach Road east of

the Viilage.




ested,si’ until re atly, there was no need for water from that sourc
Toal capac.cy of the plants is 50 gpm or 72,000 gpd (80 AFY), the smalles.
capagity component in the built system. Storage consists of two tanks
total capacity of 310,000 gallons, plus a raw water reservoir

illion gallons (49 AF). Pipelines include 14,829 feet oi 3" to 8"
chloride and asbestos cement pipe.

UIREMENTS: CURRENT AND FUTURE

prings Water Company presently has 200 active services,
ingle-family residential and 3 of which are commerical.
Coast Springs also\used to serve the Pacific Marine Station south of
Dillon Beach, its laggest customer, but since that facility closed down,
such service is no lodger provided. The system serves a fluctuating
bepalatton of Sommer cokrage dwellers, weekend visitors, and a few
permanent residents. BulNdout projections for the Coast springs service
area under existing zoning'yield a total of 262 possible residential units,
or 62 more than presently exigt, an increase of 3lt. Most of these
potential units would be builf\{n Oceana Marin. A breakdown of existing
and potantial residential units'Ry location is given in the table below.

ENTIAL UNITS IN THE COAST SPRINGS

Table 20. EXISTING AND POTENTIAL RES
WATER COMPANY SERVICE AREA*
Locatioh Active connections ntial addi- Total buildout

units {existing zoning)

Oceana Marin

unit I 40 2 68
Units IXI, IV 12 15 27
Total 52 3 95
Dillon Beach
0ld Dpillon - 134 15 149
Portola 14 _4 18
Total l48 19
TOTALS 200 62

*n1l service connections are residentizl except for 3 commercial,
Oceana Marin and 2 in Dillon Beach.

There are currently 217 connections . che Coar “orings service

area and another 30 units in the service area. At an ave. e daily demand
of 100 gpd, total water demand would be 24,700 gpd, Peak demand, at 182

2pd would be 45,000 gpd. The State Health Department has Indlcated that
Coast Springs must demonstrate adequate capaclty and treatment facilities
to expand beyond 220 connections, .

Water treatment Is_essentlal to the Coast Springs system as the
water supply locations are sublect to a varlety of poliution sources and
natural water quality problems, including high bacteriological fevels and
turbldity from surface water Inflitration; high natural mineral content; and
possible_contamination from septic systems serving the Village, In
addition, several of Coast Springs' wells on the hilltop_are close to the

unlined_sewage ponds that are part of the Oceana Marin wastewater
system,

Presently there are three separate water treatment units in the
Coast Springs system. Coast Springs Is developing a new water treatment

system which will consolldate its water treatment operatlons into a single
plant, using_a_mlxed-medla flitration unit, lron manganese removal and
chiorination, The new system s currently In partial use, but will not

become fully operational untll the new water storage tank Is in place.

Lawson's Dillon Beach Resort. In 1986, a hydrologic study of the
Lawson's Landing area was conducted for Lawson's Dillon Beach Resort,
Inc, by Aqua Resources, Inc. to determine the avallability of potential
groundwater supplies to serve new development on property lylng between
+the town of Dillon Beach and Lawson's Landing, The study concluded that
substantial_groundwater reserves appear to exist In_the viclnity of the
Lawson's_Landing wells, ‘The aquifer from which the Lawson's Landing

. wells draw_water has an estimated potential annual yleld of 620 AF or

550,000 gpd. The study aiso estimated the recharge for a somewhat larger
area of the dunes to be In the nelghborhood of 950 acre-feet per year, This
supply represents a potentfal yleld of nearly 850,000 . _The study also
concluded that additional groundwater extraction in the vicinity of the
present Lawson Landing wells could be accomplished free of contamination
hazards from a dune wastewater disposal system If properly managed.

The study by Adqua_Resources found that further development of
groundwater in the upland areas or the stream alluvium along Dillon Creek
is probably not possible due to the limited storage and recharge capabilities

of these aquifers and the existing level of water extractlon by the Coast
Springs and Estero Mutual Water Companies. _Additional hydrolglc studies
are_currently underway to Identity the boundaries of the water supply

within_the Lawson's Dillon Beach Resort property and secondly to assess
the capacity.




' The 20. Jistomers of the Coast Springs Water Company currently use

.. 14,600, gallons on an average day based on 1979 meter. readings, or 5.3 .milllon.

Consumption per connection averages 73 gallons
age day and 182 gallons on a peak day. These use levels are quite
low, xeflesting the part-time residency of most consumers. The highest

use oceurs peak days and amounts te 36,390 gpd for the system as a whole.
current averalye daily use at 14,600 gallons is approximately 29% of the
system's estim ed capacity of 50,000 gpd, while peak day use, at 36,390
gallons, is 73% Af total capaclty. There have been no problems supplying
current demand with the existing facilities.

er year (16 RAFY}.

Future water congumption at buildout has been estimated based on the
per residential unit chpsumption values of 73 and 182 gpd. -Using these
values, the existing Coagt Springs system, both in terms of the natural
source and the built systam, lg capable of supplying all 262 units atc build-

. out with a small capacity ftr over, --At buildout,-average daily use would --

" increass to 19,116 gpd or 138\ of system capacity (50,000 gpd),; while peak
day use would lkncrease to 47, 1 gpd or 95% of system capacity,
as shown in the table below. Thgse projections assume .that new customers in
the system will consume at the sdwe rate as those presently served, an
assumption which may not be camplehgly correct, given the trend towards
permanent residency of second homes.\ However, the fac§”5ﬁ9tnEQE‘P9cigé§_

— Marine Station Is no 1ohger Served by \Codst’ Springs has added capacity to
the system. HAlso,higher water rates an the drought axperlence have made
consumers more aware of the amount of wabgr they use. The manager of
Goast Springs feels quite confident that tRe system can serve all 43 lots in
Oceana Marin and the few in Portola Beach {EFor which a main axtension
contract has been signed), as well as the remalning 15 lots in Dillon Beach.

{Table not shown.}

gstero Mutual currently has 46 meter connections, 3 Of which are in
Lse and 10 of which represent homes under construction.
units are used on weekends or in the summer only. All existipg and po-
tential development in the service area is residential. 134
units ara possible in the service area for a total of 170, an ihgrease of
372%, 12 of these units would be built in Unit IXI while the remgining 122
would be built in Unit Vv, and on large parcels. The buildout.figu
threa large parcels, currently zoned for multiple unit devalogment,
sites for only one single~family dwelling e=ach, as recognized by Este
Mutual., Development on these sites concelvably could be more intense i¥
necessary services could be provided, Existing and projected units are
shown in the table below.

Development of potential additlonal grovndwat supplles In
interdune aquifer will need to address access provisions ..om adjoining
property owners; factors influencing ultimate well vield and approprlate
well locations; effects of groundwater withdrawal. on seasonal wetlands;
and potential water quallty problems from seawater Intrusion, nitrate
loadings from upslope agricultural operations and sewage effluent from
possible wastewater disposal in the dune area,

Lawson's Landing, Three wells with a combined capaclty of 53.3
gpm currently serve the Lawson's Landing area. Sustained yleld has not
been established for any of the wells. The wells are pumped for a short
time each day to supply the estimated 20,000 gpd maximum water demands
from the approximately 200 connections at Lawson's Landing.

Summary. Resldential water demands are highly variable In the
Dillon Beach community. Records Indicate a slight increasing trend in
water use rates that may be attributable to Increasing full-time occupancy
and/or larger and more modern new houses. A recent study found newer
houses to have water use rates about 16 percent higher thar older homes In
Dillon Beach (JDR 1986).

Each of the existing water systems are consldered to be at, or very
near, capacity. The Coast Springs and Estero Mutual systems have very

Hmlted capaclty, but are able to serve a relatively large number of
connections malnly as a result of low demand In this communlty of high
part-tIme occupancy. Additlonal water supply will need to be {dentified
and developed for any additional significant development In the

communlty, Several optlons may exist for doing so, however additional

fleld testing wlil be necessary to verify the extent and quallty'of water
available,
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22 SXISTING AnO POTENTIAL RESIDENTIAL UNITS IN THE ESTERO MUTUAL

WATER COMPANY SERVICE AREA

Potential addi- Total buildout
Active connections tional units {existing zoning}
Unit IIX 9 12 21
Unit v 27 119 146
Multiple unit
sites 4] 3 3
TOTALS 134 ’ 170

The 36 customers of tero Mutual currently use 4680 gallons on an
average day, or 1.7 million\gallons per.year (5.2 AFY), Consumption per
connection is 130 gpd,.a.relaxively low figure which reflects weekend and
vacation use, Given the souxce capagity of the wells at 6000 gpd, current
use at 4680 represents 78% of capqcity. When the 36 connections are in-
ction, consumption will increase to
¢+ the system's supply must be augmented
gvelopment is to be served. Peak use

5980 gpd or 99%+ of capacity. Clear
with water from the estero if further
figures are not available although the
that peak day use can reach 15,000 gpd, a
considexably in excess of well capacity. Pdak demands are met by the use

of storage - together, the two existing storajye tanks hold 310,000 gallons,
Following a peak use weekend, the tanks £i'l up\again -in about five days.

At buildout in the service area, 170 units wodld use 22,100 gpd,
based on a per unit consumption of 130 gpd. This is
imately 8 million gallons per year. Since the storage\gapacity of the
reservoir is 16 million gallons, there appears to be ampie ‘water to serve
demand at buildout. The manager of the system notes that vaporative loss
from the storage reservoir has been estimated at 25% of stokage capacity
of ‘16 million gallons, leaving 12 million gallons from the su
source. When combined with the 2 million gallons provided by tke wells,
total souxce capacity is 14 million gallons per year. With the Ixcreased
occupancy anticipated as more units are used full-time, average da
use will increase. The manager of the system estimates that the 14 illion
gallons per year available will probably about equal water use at buildout.




A b e b o ey . » .

As fFar as peak use demands axe concerned, they can easily pe met ac
¢ even with the existing storaga tanks, provided thac sﬁpplies are
during the wesk £o recharge storage. The 13,J00 g¢od used by the
16 customdrs at the présent time wguld increase to 70,333 gpd Zor 179
customers approximacely 142,000 gallons over a two-day weekand, Storage
tank capaclti is now 310,000 gallons.

SUMMARY
Both the soudce of supply for the Coast Springs Water Company, Lts

eight wells, and its\treatment, storage, and distribution facilitles appear

adequate to serve bulldout in the service area., Well capacity has been

conservatively astimateshat 50,000 gpd, 29% of which {35 currently used ;

on an average day and 733°QE which is used on a peak day, At buildour, :

318% of capacity would be uskd on an average day and 95% on a peak day.

The capacity of the built systenm, at 64,800 gpd, exceeds that of the source

and is chus not a limiting factQr on system output. According to the

manager of Coast Springs, well y 1ds at buildout would be near theix

maximum levels, based on existing i formation, and yields could not be

substantially increased since the wells are already drilled as deep as

they can be. Providing water for mord than the 262 units in the service

area would thus require some assessment f groundwater availablilliuy and

possibly, the development of new sources.

CONCLUSIONS

As far as reserving water supply for visitor-serving uses i3 cen~
carnad, as required by the Coastal Act ln watel short areas, this does
not sesm Recessary in the case of the Coast Sprihgs Water Company. The
consarvative aatimate of supply at 50,000 gpd yields a 82% mazgin of
extra capacity ac buildout for average day use and A\5% margin, or 2329
gpd, for peak day use. although the 5% margin is sma l, it is egquivalent
to 131 residential units at peak day consumption. It se
that visitor uses requiring this much water will be buil
Springs service arsa. Present zoning in the service area I
rasidential except for 2.5 acxes of RCR {Resort-Commercial-
Of this 9.5.acres, 4.5 acres are beach and the remaining 4 acre
sand dunes, none of which are guitahle fcr intensive commercial
ment. The residenktially zoned land also has little potential for isitor
davelopment because vacant lots are seattered among existing housas;
most of them in Ocsana Marin. The one area with some commercial potehgial,
the Portola Beach area, including tha site of the Pacific Marine Stacic
could probably be served with the available excess capacity.

\in the Coasct
axclusivaly
greation).




\\\\\EP' ire protec..un situation in parts of the Coast Springs service
adequate, according to the County Fire Chief. This situation
could be regedied through permit conditions in the future., The Fire

conditions requilpng necesgary fixe protection improvements may be added.
In the case of Eg 0 Mutual Water Company, the souxce of supply

and the system's built fachlities also appear adequate to serve build-

out in its respective service™yea. The existing water sources, two

walls, are near their maximum capacity but the company plans to divert

additional necessary water from a t¥ibutary to the Estero de San Antonio.

r for this purpose, to be

The company has water rights to 400 AF per
e stored in a reservoir

diverted during the wet season. The water wil
and subseguently tapped duxing the summer, all o
facilities for this diversion and storage project havd\been built and are
ready for operation. It is anticipated that when buildo is reached in

water needs, No reservation of water for visitor-serving facilit)

other priority uses under the Coastal Act is needed for Estero Mutual

since potential development in the service area is exclusively residenti
s

Sewage Disposal

ach/Oceana Marin/Lawson's La

BACKGROUND

osal are used in the Dillon Beach area: the
wer service from the North Marin County
d Dillon Beach, Portola Beach, and
1, including septic systems,
erving Oceana Marin is

Two methods of sewage
Oceana Marin subdivision receive
Water District, while the community of
Lawson's Landing utilize on-site sewage dis;
holding tanks, and seepage pits. The sewer systel
relatively new, having been installed in the early 19
was developed. In the Dillon Beach area, ‘on-site sewage dis]

used for over S0 yeaxs.

when the subdivision

LCP pages 179 to 181: replace crossed-out text with the follou(lng.
Dillon Beach,
BACKGROUND

Sewage treatment and dlsposal in_most of Oceana Marin Is provided
by a centralized sewer_system. Treatment and disposal in the Vlllage,
Lawson's Dlllon Beach Resort, and Lawson's Landing Is handied by
Indlvidual on-site septlc systems.  Additional treatment and disposal
capacity will be needed for additlonal development In Oceana Marln,
Lawson's Dillon Beach Resort, and Lawson's Landing, Several aiternatives
have been considered for expanding the current system serving Oceana
Marin. These alternatives include expanding capacity on the hilltop east of
Oceana Marin, and constructing a treatment facility In the southwest
corner of the subdivision that would then discharge treated effluent to &
leachfield In the sand dunes on Lawson's Landing. Neither alternatlve Is
clearly preferable at this time, nor have they been evaluated.considerin
potential communitywlde needs. The background text below describes the
current systems and studles conducted to date.




EXIST -SEWER 5YS.u.i: FACILITIES AMD CAPACITY

sewer system serving Oceana Marin consists of 22,784 feet of 6",

" gollection lines, 1 1ift station with two pumps of 100 grm

acity (144,000 gpd), and 2 treatment and storage ponds with

18 Acre Feet™of total capacity (6 million gallons). Raw sewage is collected
and flows by gwavity to the 1lift station where it ls aerated and pumped

383 feet through\a force main to treatment and storage ponds located on

a ralatively flat“gidge above the development. Because of the small number
of units presently rved, the ponds are large enough to serve as evapora-
tion ponds and no othdy facilities are necessary. However, as buildout
proceeds in the future apd the volume of sewage comes to exceed the capacity
of the ponds to handle disposal through evaporation, additional facilities
for storage, chlorination, nd spray dispesal will be necessary.

rth Marin, the capacity of existing treat-
f effluent through evaporatien will be
reached within approximately two yeays. To address this limitacion, NHCWD
has reviewed the system to detarmine at additional facilitles are
necessary, has prepared a tentative schhdule of improvements, and is-
arranging for project financing with the Srate and the U.S. Environmental
Protection Agency. The planned improvements will also include structural
modifications to the sewer ponds to corxrect an existing leakage problem
which threatens to pollute water wells owned bj\Estero Mutual Water
Company, the company that serves Oceana Marin. CWD has been working with

According to kthe staff at
ment and storage ponds to dispose

be built sufficiently large to accommodate sewage generated at Laws
Landing, The major issuesraised by this proposed transfer include th
impact of the sewage facility on environmentally sensitive sand dune
habitats, thae scenic quality of the area, public access and recreational
activities, and potential growth-inducing impacts.

Qceana Marln—-Sewage Disposal. Indlv._ual sept ~ystems were
allowed Initially In the first unit of Qceana Marln, but fe.. of exposure to
sewage effluent on the beach below the houses instigated construction of a

communitywide sewer system which serves all homes {with the exceptlon of
resldences on the lower slde of Oceana Drlve). Sewer setvice to the
Oceana Marin subdlvision Is now provided by the North Marin Water

District (NMWD). The gravity system flows to a 1Ift station {located west
of Oceana Drlve) which has a pumping capaclty of 100 grm. Flows from

the sewerage 1Ift station are discharged into two 3-mlllion gallon ponds
{ocated on the ridge top east of the subdivislon. The ponds provide two-

stage facultatlve treatment. Treated wastewater ls pumped from the
second pond to a 9-acre subsurface irrigation fleld located north of the
ponds. Seepage occurrlng on the southerly perimeter of the ponds caused
NMWD to install an intercepter trench. The small amount of water

accumulated In this french i3 also pumped to the 9-acre subsurface

Irrigation disposal site. A small amount of water escapes the ponds through
subsurface percolatlon. Over tlme, however, the ponds have developed a

seal and the amount of the water percolating by this mechanism is
estimated to be relatlvely smatll.

This system was deslgned to be bullt in stages, with the original
segment designed fo serve 112 residences. The system currently serves 129
dwellings and, as currently conflgured, Is capable of serving 164 dwelling
unlts, Construction of additlonal phases Is necessary to serve the bulldout
requirements of the Oceana Marin subdivislon. NMWD owns the necessary

land to expand the hilltop system to accomplish thls purpose.

Capaclty 1s based upon assumptlons of an average dally flow of
wastewater of 75 gallons per person per day, an average 48 percent
occupancy rate for residents and one in 25-year seesonal preclpltation total
of 34 Inches, Based on annual flow records of NMWD, average flow per
dwelling unit In Oceana Marin is 90 Inciuding Infiltration and Inflow.
Peak summer occupancy assumes 30 percent full time residents at 2.5
persons per household; 60 percent vacationing residents at 4.5 persons per
household; and 10 percent major holiday users at 8 per persons per
household, Peak winter occupancy assumes the same full-time resldenc
percentage and household size as summer; 7 percent vacatloning residents
at 3 persons per nousehold. Peak winter occupancy assumes the same full-
time residency percentage and household slze as summer; 7 percent
vacationing reslidents at 3 persons per household; and 35 percent major
hollday users at 3.5 persons per household. Although NMWD had indlcated
that 60 gallons per capita per day (gpcd) rates are achlevable with the
Institution of reasonsble water conservatlon measures (lncluding ultra-low
flush toilets),; reductions in wastewater flows below this rate would be
increasingly more diificult to achieve and probably not a reliable basls for
wastewater facllity planning,




SEWAGY SPOSAL L J; CURRENT AND FUTURE

The sewer system in Oceana Marin has 94 residential connections, includ-
ing one Rayse located in Dillon Beach which was annexed to the District. In
addition, ere are seven houses under construction. Full buildout of un-
developed lo in the subdivision would permit 252 total units, 151 more
than currently exist or are under construction, an increase of 150%. The
four parcels in the subdivision zoned for multiple units are not counted in
this .tally since NNSWD has no commitment to provide sewer service to these
sites. Estero Mutual\Water Company recognizes them for single-family dwell-
ing sites, so it is liRely that at least four individual units will be built
and annexed to NMCWD., De elcpment on these sites conceivably could be more
Limited additional development
on the large aqrxcultural parcel north of the
ossibilities, a minimum of 170 additional
from NMCWD. The District states that a
ired to provide sewer service.

subdivision.
units would require sewer servic
very substantial cost would be req

In 1979, the 94 active residential\connections generated 4.5 million
gallons of sewage for an average daily flaw of 12, 300 gpd, or 131 gpd per
unit. ODuring a peak wet week, flows reached 40, 000 gpd. These are rough
estimates since accurate meter readings for thke system are not available.
Total treatment and storage pond capacity is 6 Willion gallons or 1.5
million gallons more than total flows in 1979, & remaining capacity
of 1.5 million gallons could serve, approximately 31 ddltional residences
according to the staff at NMCWD (1.5 million gallons Pef” yéar is equivalent
to 4110 gpd, or 3L dwelling units generating 131 gpd peX\unit.) After a
total of 125 units are built, the volume of sewage generated will likely
exceed the capacity of the treatment and storage ponds to hangle waste
disposal through evaporation, and additional facilities for spxay irriga-
tion will be necessary. These irrigation tacilities have not ve
constructed, Until they are, the maximum number of units permitte
service area should be limited to 125, the existing capacity of the

The_present disposal system consists' aetwor' f_perforated-
plpe. In order to provide the zz-unit capaclity, this syster: .l need to be
extended (approximately 50 percent). Other currently planned expanslon to

the system Includes lining the sewage ponds and actlvating an aeratlon
system In the treatment ponds to accommodate treatment of Increased

waste_loading as the project bullds out. The Oceana Marin gravity sewer
system currently experiences an Increase In wet weather flows of
approximately 40,000 gallons per day, or 8,140 gallons per mile of sewer
collection system, due to Infiltration. This is well within the acceptable

range of sewer collection system performance as defined by Environmental
Protection Agency standards for Inflitration/Inflow (NMWD 1988),

Capacity Expansion Alternatives.  While the gravity sewage
collection system and lift statlon have adequate capacity to carry flows for
bulid-out of the 252 singie-family lots In the Oceana Marin subdivision, the
treatment_and disposal system would need expanslon. Currently, no
addftional storage for wastewater In the wet weather season Is needed.
The State Water Quality Control Board can be expected to require
safeguards, such as lining the ponds, to minimize potential contamination

of groundwater If the exIsting hilltop pond faclllty js expanded.

State regulations require land disposal for any sewage treatment
system In the area. NMWD presently owns 17,27 acres of land to the north
and_east of Oceana Marin for sewage ponding_and lrrigation dlsposal
purposes, _Thls Is sufficlent to treat and dispose of the wastes generated by
the full development of Oceana Martln's 252 single-family lots. Additlonal

development on multi-family parcels {which are currently not within the
service area of North Marin Water District and would have to be annexed)

will need to provide additional pond storage as well as subsurface frrigation
disposal. _Additional land would have to be acquired for the additional
Irrigation disposal area.

Several alternatives have been studied by NMWD to Increase the
system capacity to serve all of the 252 residentlal lots In_the present

. service area. These are:

o Ponds with spray Irrigation, Involving lining the existing ponds,
constructing an addltional pond, and developing a spray frrigatlon
system at the 8-acre disposal fleld,

Ponds with subsurface disposal, Involving the same pond
Improvements as described above, along with expansion of the
network of shallow sub-surface leaching trenches to meet
ultimate summer disposal needs estimated at about 85,000 gpd.

o




o

A _conventional leachfleld system In\../Ing cor sjon of the
current pond system to a back-up role and 1. transfer of
wastewater disposal to the dune area south of the former
Unlversity of the Pacific Marlne Laboratory slte, Treatment
would occur In a serles of septic tanks followed by conventionat
leachfield disposal over a long stretch of the dunes,

Secondary treatment of wastewater by an extended aeration
package piant with disposal of the treated and chlorinated
effluent to a seepage bed located In the dune area immediately
south of the old Unlversity of Paclfic Marlne Laboratory site.
The subsurface disposal area required would be much less than
the size of a conventlonal leachfield system.

Dune Dlsposal. Initlally, a NMWD study_of cost comparlsons and

concerns_about _contamination of the groundwater supply for Lawson's
Landing_relative to a_dunes dispossl system favored upgrading and
expanding the existing hilltop facilities. Subsequent study has satisfied the

Distrlct_that a_subsurface seaward gradient in the dunes_would protect
groundwater supplles from both contamination and seawater Intrusion.
However, the District does not favor expanslon of its hilitop facility beyond
currently defined capaclty because of pumping costs. A 1985 study by
Bracewell Engineering for a proposed 88-unit multlple-family development
In Oceana Marin_concluded that secondary treatment and dune disposat was
feasible and the least expensive alternative to accommodate the proposed

project,

A leachfleld site for a dunes disposal system has been proposed by
the foredunes immediately southwest of the former University of Paclfic
Marine Statlon, The disposal system In the dunes would consist of two
paraliel_disposal beds constructed approximately 200 feet apart and each
belng 300 feet long. The area [s generally bounded by the beach to the
west_and the Lawson's Landing Road to the east, Current land uses are
recreational and limited cattle grazing.

The shape and location of the shoreline south of Dillon Beach has
changed conslderably since 1960, Sand accretlon has gradually moved the

shorellne westward 400 to 700 feet, while seasonal eroslon and deposition
of sand have also recurringly changed the shape and location of the

shoreline on an annual basls, Moreover, the dunes which constitute the slte
of the Eromsea Teachfield did not occur naturally, but were created by
plantings of European beach grass In order to stabilize the area behind
them for grazing purposes. Therefore, location of a sewerage treatment

and disposal system In this area will need to carefully conslder the dynamic
nature of the site.

jo




Possible impacts asgsoclated with a d. - dlsposal -tem Include-
signiflcant wind eroslon of dunes durlng winter storms res. g from loss
of protective dune vegetation from leachfleld construction; selsmic hazards
from the San Andreas Fault which Hes Just offshore; bluff erosion from the

- necessity for a_trunkline from Oceana Marin along the cliff to the site; and

major dune_erosion which would expose portions of the leachfleld system in

the infrequent event {once In fifty vears) of a tsunaml large enough to
breach the 20-foot foredunes. In extreme cases, major dune eroslon could
also result in significant changes to the physlcal character of the dunes,
lowland flooding and potential danger to the Lawson Landing entrance road
and recreational facilities.

A study by Questa Engineering Corporatlon to explore groundwater
conditlons In the proposed dune disposal area found that due to groundwater
elevations, and a seaward gradient In this area, there is little likellhood of
seawater Intrusion Into a serles of wells In the area. ({This conclusion
assumed a statlc state, l.e., that water was not being drawn from these
wells,) Because the nature of dune sands would not provide sufficient
disinfection of effluent, especlally durlng winter storm perleds If the
arosion of beach sands exposes the water table above the mean tide level,
secondary treatment and disinfection of effluent prlor to dune disposal
would most llkely be required by the Marin County Environmental Health
Services and the San Francisco Bay Regional Water Quallty Control Board.

Additionally, two baslc sewsge dlsposal options have been proposed
for the Lawson's Dillon Beach Resort area. One Involves on-slte leachfield

systems (either Indlvidual or community); the other involves off-site
communlty disposal in the dune area to the southwest of the project site (in
approximately the same area proposed for the Oceana Marln dunes disposa
plan).  Sewer connectlon to the Oceana Marin hilitop treatment an

disposal system for possible future development of the Lawson property

generally consldered Infeasible due to capacity limlts, However, NMW
has indlcated that annexation of the Lawson property to the District Is a

possibility.

An onslte leachfield system could use elther Individual septle
systems or communlty systems, Individual systems would require
containment of septle tanks, plping and trenches on separate parcels or
easements specifically dedicated to Individual residences, creating a
complex situation If solld and other siting characteristics require
concentratlon of disposal In areas which are not Iimmediately contiguous to
houslng. If community systems (e.g,, for flve or more units) are used, jolnt
septic tank piping and leachfield facilities would allow for g more efficient
deslgn; however, ownershlp and operation of such facllities by an

Cizla

approprlate public agency (e.g., NMWD, a County service area or a new
, utlity distriet) would be required.




L e

site would be the hydraulic effects o _.oundws' - levels, affecting
exIsting septlc systems In the area and seasoi wetlands In the
southwestern portion of the area; water quality consideratlon for Dlllon
Creek, the water supply well of the Coast Springs Water Company In the
Dillon Creek channel alluvium and the existing and proposed well flelds on
the Lawson's Landlng property to the south; substantial Increases In
nitrates in proundwater causing unpredictable vegetation enrichment; and
disturbance of existing dune vegetation leading to posslible eroslon.

Onsite septlc tank leachfleld systems are regulated by the Marin
County Environmental Health Services Department and the San Franclsco
Bay Reglonal Water Quality Control Board. These agencles have standards
for giting and deslgn of septic systems which address such factors as_soil
depth, percolation rates, groundwater separatlon, slopes and setbacks from
streams and wells. (Most of the existing septic systems in Dillon Beach
were developed before current regulations were In effect and probably do
not conform with the requirements which would be applled to new

development.) Based on the presumed coarse, sandy texture of the dune

deposits, vertical separation dlstances of 10 to 20 feet between leachfields
and groundwater would likely be required for this area.

Due, however, to the lack of fIne soll particles (silt and clay) In sand
dunes, these areas offer minlmal protectlon against bacterlological

contaminatlon of surface and groundwater supplles, Therefore,
Investigation of the subsurface nature of the dunes wouid be needed to
clarify the capabilities and constralnts for leachfield disposal systems. If
subsurface Investigations showed insufficlent treatment capabilities in the
dunes, additlonal wastewater treatment, such as sand flitration or extended
aeratlon followed by a disInfection process could be considered.

An alternative to_onsite sewage disposal for the Lawson's Dillon

Beach_Resort property would be development of a subsurface dlsposal field
in the long shore dune area which has been studles as a possible expaaslon

area for the Oceana Marin wastewater dlsposal system, as previously
discussed.

An extended aeratlon batch system which would provide sufficient

treatment for effluent Is the most simple to expand as it does not require a
large land area dn provisions for an additional unit can be made during

‘construction, Expandablilty of sewage treatment faciiitles Is relevant with
regard to build-out of Oceana Marln as well as_any other future
development plans for the area south of the town of Dillon Beach, NMWD
has estimated a required leachfleld size of 4.8 acres for the 252 single-
family Oceana Marin lots. However, extrapolation of the Bracewell
Engineering study would Indlcate that considerably smaller leachfleld site
of approximately only 0.8 acres, would be needed for the same number of
units. This Is due to differing assumptions regarding effluent treatment
dune filtration and percolation capabllities.




ON~SITE SEWAGE DISPOSAL

On-gite sewage disposal in various forms is used in
Pombote-foadhn MoSt septic systems consist of a redwood box which functions
both as a holding tank and seepage pit, Very few systems have any form of
leachfield to service the tank. The relatively few system failures which
have occurred in the past have primarily been the result of the redwood
tanks deteriorating and collapsing from age - most systems are 40 years
old or older. A very few number of other systems have failed because of
overuse. Widespread failures or problems have not, however, been experienced
in Dillon Beach.

A her, there are 148 residential units in Dillen Beach and
portola Beach, o commercial units. The potential for additional
development is very low si most lots have already been build upon: only
19 additional units are possib in Dill-n Beach and.4 in Portola Beach
bringing the total to 167 or 13% more € yesently exist. If the area
south of Portola Beach were subdivided to its fu ential under exist-
ing A-2 zoning, another 30 units could be added. Howevery ause thexe 1s
no water to serve this area, it has not been considered here.

Furthexr development in pillon Beach utilizing on-site sewage disposal
raises the issue of cumulative impacts.on groundwater resources and water
quality. The community is immediately inland and upslope of a private
éecreation area, Dillon Beach, which is managed for public use. Most lots
in old Dillon Beach measure less than 3,000 square feet and all houses are
on cesspools, seepage pits, or septic tan*s. As noted earlier, most
systems are 40 years old or older. In spite of the.dense developme?t,
there have been no indications of pollution from existing on-site dlspoﬁal
systems in the community and no widespread system fall?res. The community
ig situated on deep sandy soils which provide very rapid percelation.
Depth to groundwatexr is unknown but tests for individual systems did not
find groundwater at 16 feet during wet weather. Also, -some20% of the
homes aye utilized on an infrequent basis as weekend or summer homes.
There is no risk of contaminating community water supplies from the develop-
ment singe the community obtains its water from the Coast Springs Water
Company which draws water from upland wells.

The Marin County Zoning Code states ...at "No d ‘opment shall be
permitted In the sensitlve coastal dune habitats n orde .0 preserve dune
formatlons, vegetation and wildiife habitats." Additlonally, the LCP states
that "A transter of Oceana Marln's sewage treatment ponds to an area
south of Dillon Beach ... could be consistent with LCP policles provided
that_the ponds are sited out of environmentally sensitive habitat area
Screened  from public_view, and sited so_as_not to Interfere with
recreational or agricuitural uses In the area.”

LCP page 181 (Onsite Sewage Disposal) replace "old Dlllon Beach and
Portola Beach" with the Village, Lawson's Diilon Beach Resott, and
Lawson's Landlng,

LCP page 181: delete second full paragraph,

LCP page 181: replace "some 70%” with most.




buildout of the remaining 19 lots in
¢an occur on septic systems without a threat
to community water supplies or significant adverse Impacts on groundwater
quality. However, all lots should be considered "problem" lots which
. require engineer-designed septic systems in order to meet County code.

S

In the Lawscon's Landing area, existiig sewage dispesal for trailers,
rest rooms, and shower facllities is provided by septic systems. —Because-
PO - S LANE-HAKS inetallad withaut.the ORCRESALY r"mmo-? :\AW

—RONEE “:en inspected,—thais oparaticnal-adeguacy—is unkrowaw Sandy soils
and a high water table in the area indicate that conditlions are unsuitable
for conventional subsurface sevage disposal. Indeed, water quality tests
performed as part of an EIR on expansions to the resort in 1977 showed
that activity in the area is contributing pollutants to Tomales Bay. The
Reglional Water Quality control Board has indicated that it will not approve
any further development which would add contaminants to Tomales Bay, and
that future development would require substantial upgrading of existing
systems and/or an approved waste treatment system operatad and maintained
by a recognized public agency. The County has concurred with the Regional
Board's position,

MMARY AMD CONCLUSIONS -

rin is served by a community sewer gystem cperated by HNMCWD.
jillon Beach, Portola Beach, and Lawson's Landing utilize

sal methods. Because of the very few additional units
pillon Beach - 19 total - and the success there with
t, cumulative impacts are not anticipatad iZ

se of Oceana Marin, disposal facilitles current-
nits,.24 more than currently exist.or-are
are possibla. The 6 million gallon

ds is 1.5 million gallons short of
quivalent to 31 additional dwell-
ilities are constructed, new
ts, Reservation of capac-

* The old town O
on-site sewage dis
which could be built™i
on-site disposal in tha
buildoiit continues. In the

. ly.limit buildout numbers to 12
under construction and 131 less thd
capacity of the creatment and storage
bveing reached. This remaining capacity 1
ing units. Therefore, until spray disposal
construction should be limited to 24 additicnal
ity for visitor-serving and other priority uses un the Coastal Act is
not necessaxy Since potential davelopment in the service.area ls exclusively
residential, In the Lawson's Landing area, existing sewag
facilities should be brought up to code and/or a community sys
constructed. Any expansion of the resort should be conditicned u
proper disposal of sawage wastes. The possibility of constructing a
consolidated community system serving not only Lawson's Landing, but Gceiaa
Marin and Dillon Beach as well, should be further explored.

L.CP page 181: delete "Thus, [t can be concluded tha. eplace "Dillon
Peach and Portola Beach" with the Village; and fo end of paragraph, add

Additlonal development In Lawson's Diilon Beach Resort should conslder
the potentlal for additional water_development from the Resort and

adlacent portlons of Lawson's Landing, in order to avold potentlal
groundwater contamination. :

L.CP page 182, first paragraph: delete second sentence.

.

LCP page 182: replace last paragraph with the following.

Summary, The sewerage treatment and disposal system operated by
NMWD has the capacity, with certaln improvements, to serve 164 single-
family units of the Oceana Marin subdivislon. Additional development in
this area and any development beyond the small number of individual.lots in
the Village will require development of additlonal sewerage treatment and
disposal facilities.

The possible location and design_of additional facllities have been
investigated by NMWD and others, Estero Mutual Water Company has
recommended that a long-term solution to water- supply ang wastewater
treatment and disposal In Dllion Beach should nvolve use of the "coastal

side of the hilltop dralnage area" for water supply and the "back slde" for
disposition of sewage effluent from treatment systems. This Is conslstent

_with the existing mode of cperatlon practiced by NMWD. However NMWD

does not favor expansion of [ts hilltop facilitles, NMWD prefers an
alternatlve that would dlspose treated sewage In a teachfleld in sand dunes
In Lawson's Landing. This aiternative, however, has not been evaluated
consldering potential communitywide needs and may pose slpoificant
environmental concerns. Additlonal study will be necessary before speclfic
recommendations regarding additlonal sewage treatment disposal and
capaclty can be made, In such studles [t will be necessary to consider
communitywide needs, and to examlne potentlal trends toward more full-
time occupancy. Additional development at Lawson's Landing, or a trend
toc a greater intensity of use, will likewise requlre system improvements
and likely expansion.
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LOG AL PxOGRAM POLICIES REGARDING SEWAGE

DISPOSALL.

WSTAL

e e e e e —

LCP page 191, Sewage Disposal Pollcy 3e: replace first three paragraphs ot .

. ” the policy with the tollowing.

Dillon Beach/Qceana Marin/ﬁawson's Landing. The old town of Dillon
each and Portola Beach utilize on-site sewage disposal systems. e.
Begause of the very few additional units which could be built in Pillon —

ater District, Sewer system capacity is limited to
sarva an additiqnal 24 units or 125 total. However, buildout in the
service area would permit approximately 250 units, Therefore, to
ensures that sewage 1 be disposed of adequately as bhuildout proceeds,
the County shall cease~ssuing building permits after 24 more units
have hean built, or 125 thgal, unless NMCWD certifies that capacity

i3 available.

A transfer of Oceana Marin's sewad treatment ponds to an area south
of Dillon Beach is now being investigated by NMCWD, The southern
location would provide substantial saviggs in energy costs to the
district. Such a transfer could be consisfent with LCP policies pro-
vided that the ponds are sited out of envirdmpentally sensitive
habitat areas, screened from public view, and MW ted so as not to
jinterfere with recreational or agricultural uses the area. The
potential growth inducing impacts of the new site wdwld also have to
ba evaluated.

The methods of sewage disposal at Lawson's Landing have cau
in tha past, As part of any expansion or redevelopment plan £
area, improvemants in sewage disposal facilities shall be raquire
accordance with the ‘recommendations of the Regional Water Quality
Control Board.

problems
the
in

Dillon Beach. The single-family lots in Oceana Marln are served by
a community sewer system operated by North Marin Water District
(NMWD). The multi-famlily parcels are not In NMWD's service area,
and would have to be annexed to NMWD to recelve service. Based

on current informatlon, there Is remalning system espaclty for
approximately 30 more unlts than are bullt today. Constructlon of
addItlonal phases will be necessary to serve all 252 single-famlly lots
in the present service area. To ensure that sewage will be disposed
of adequately as bulldout proceeds, the County shall contlnue to
require cettification of adequate capaclty from NMWD prior to
issuing building permits for new units.

Several system expanslon alternatives exlst, Including expanding the
exlIsting system on the hilltop above Oceana Marin and constructing
a new system in the dunes south of the Viilage, Neither alternative
1s considered superior at this time., There are conslderable trade-
offs between the energy costs assoclated with pumping uphlll and
potential environmental Impacts of constructing a plpeline from
QOceana Marin to the dunes and the leachfleld itself, The system
expansion _must be sited ocut of environmentally sensitive habitat
areas, screened from public view, and sited so as not to interfere
with recreatlonal or agricultural uses In the area. The potentlal
growth-[nducing Impacts would also have to be evaluated.

The Village, Lawson's Dillon Beach Resort, Lawson's Landing, and
the surrounding agricultural areas rely on individual, onslte septlc
systems, The combination of sandy solls and seasonal occupancy has
so far allowed most septic systems to function effectlvely.

The methods of sewage disposal at Lawscn's Landing, however, have
caused problems in the past. As part of any expansion or

redevelopment plan for Lawson's Landing, improvements in sewage

disposal facllltles shall be required, In accordance with the
recommendatlons of the Reglonal Water Quatlty Control Board,

Due to the potentisl for substantlally greater development. on the
multi-famlly parcels In Qceana Marin and at Lawson's Dlllon Beach

Resort, proposed development In all planned districts in these areas
{(C-RMP, C-RMPC, and C-RCR) shall demonstrate prior to approval

that safe and environmentally-sound sewage disposal Is avallable.




TABLE  24. RESIDENTIAL BUILDOUT FIGURES FOR THE UNIT IX COASTAL ZONE UNDER
EXISTING COUNTY AND COMMUNITY PLAN ZONING, AND THE LCP

potential additional units

e
Existing Vacant Additional lots Total Full zoning
units lots by subdivision  additional buildout (estimate)
Olema . 27 . 103 130 60
Point Reyes 186 ' 815 BOl- 600
Station
Inverness Ridge
Inverness Park/ .
Silver Hills 118 65 18 83 198 188 -
PRE 85 109 3 112 197 197
IPUD 460(1) 108 46 151 611 611
Well areas 70 40 32 72 142 142
Hamilton 10 1 1 2 12 12
Mutual
TOTAL 740 320 100 420 ).16(? 1150
Marshall/east 70 56 4 60 130 128 e e — o
Tomales Bay LCP page 200, Table 24: replace figures for Dillon Beach, TOTAL, and
Tomales 72 88 160 160 TOTALS with the followlng.
i Dillon Beach (2)
O M e on 18)
e D Tonpendh 134, . W OccanaMarin 133 18 0 172 305 305
{ Village 151 19 0 19 170 170
Portcla Beach , LS =< X - EAA YA A
Oceana Marin Lawson's Dillon
TOTAL - Beach Resort 43 6 0 44 57T 57
TOTAL 207 163 § 235 532 3532
TOTALS. TOTALS 1392 1521 2013 2630

(2) From Dillon Beach Community Plan, Appendlx I, Table I-7, Each
planned district is counted as a single lot for the purposes of this LCP
) 1ncludes some units on wells ‘ table,




NEW DEVL _PMENT AND LAND USE

Location and Denslty of New Development

pillon Peach/Oceana Marin. The billdn Beach area, including the Qceana
subdivision, has approximately 240 existing units, with the potential

for an“pecrease of 280% to 674. This counts the davelopment of 245 multiple
ceana Marin, in addition to the 262 subdivided single~family lots
exist there. A community expansion boundaxy for the area has
ined and extensive unsubdivided lands zoned A-2 are loucated

uth, and east of the prasently developed area. Publlic services
ncluding water supply and sewer service, are limited to

‘'of potential bulldout, Very limited commercial davelop-
ment and zoning exist located immediately south of @ld Dillon Beach.

The major lssues witihpew development In this area include the location
of the expansion boundary an the appropriate density of development in
Oceana Marin, The expansion bayndary drawn in the LCP excludes mast acreages
zoned A=-2 to the north and south™NQL town, as well as limited A-2 zoned
lands to the east. The proposed bdyndary will promote the concentration of
development, protect agricultural lands, and the water quality of Estero de
San Antonio, prevent development adjaceqt to eroding coastal bluffs and in
sensitive sand dune habitats, protect th&\scenic resources of the area as
well as opportunities for publlic recreationy, and ensure that new develop-—
ment can be served by existing ox planned public service capacities,

ltiple unit sites in
nts. The four
imately 25 acres to

Reductieons have been made in the density of
order to reflect public service and geologic constr
multiple unit sites alone could add 245 units on appr
ghe 262 single-family units permitted on existing subdinded lots. Develop-—
ment on the sites at an average density of 10 units per acxe in Oceana Marin
15 not in keeping with llmitations on water and sewer capacities or the very
marginally stable topography of these sloping areas. The LCP pnroposes
maximum densities of four units per acre for these multiple sites, reducing
the total development potential from 245 to 110 units. The four umit per acre
density (10,000 sq ft lots) is a rough average of existing lot size
subdivision which range Erom 6800 sq ft to 15,000 sq ft. The planned
designation (RMP-residential—multiple-planned} has been retained for the
multiple sites so that a master plan is required for their development, aldQg
with design review, and so that clustered, attached units may be built.

LCP pages 204 and 205: replace crossed-out text with the following.

Dillon Beach. The Oceana Marin, Village, aid Lawscn's Dlllon Beach
Resort areas of Dillon Beach together contain approximately 300 ex!sting
units, with the potential Tor an Increase of nearly 100% to 593 units, This
Inciudes 134 new single-family unlts and 22 fo 56 multl-family units in
Oceana Marln, 19 new unlts in_the Village, and 39 to 81 new uonits_In
Tawson's Dillon Beach Resort, Public services in the community, including
water supply and sewage disposal, are IImited to serve only a portlon of
potential buildout. Limited commercial development and zoning exists In
Lawson's Dillon Beach Resort (C-RCR and C-RMPC}, and south of the
community expansion boundary in Lawson's Landing (C-RCR). .

The_major Issues with new development In Dillon Beach include the
appropriate density of development on multl-famil arcels In Oceana

Marln, and the density of residentlal and commercial development In

Lawson's Dillon Beacli Resort, Reductlons have been made In the density
of multl-famlil arcels in Oceana Marin_in_order to recognize the
environmental characterlstics of the sites and public service constralnts. |
The planned district des! ation (C-RMP) for three of the four multl-famil
parcels has been retalned and the single-family planned district designation
{C-RSP) recommended for the fourth parcel (Parcel M), For the first time,
residential densities tor development in the C-RMPC planned district of
Lawson's Dillon Beach Resort have been esta iished, As with Oceana
Marln, these densitles are based on the environmental characterlstics of
the site and publlc service constraints, The Dillon Beach Community Plan

also includes commercial _density requirements for the C-RCR and C-
RMPC disiricts of Lawson’s Dillon Beach Resort.

N

-




N
LEP POLICIE: KEGARDING NEW DEVELOPMENT AND LAND USE

pillon Beach/Oceana Marin.

The community expansion boundary for this area shall be drawn
at the existing boundary of the Oceana Marin subdivision to the
orth and east and at the southerly end of the Pacific Marine
Shation to the south.

(2) Changes in commercial land use and zoning shall be adopted as
speci¥ied in Policy 3{g) on Recreation and Visitor-Sexving

(3) Agricultura
APZ-60, as follows:

A.P. Number Zoning
Existing Lce
-
100-~040-32,33 A~2 APZ-60
100-~100~30,55,56,57,58 A-2 APZ-60
100~230-03,04 A-2 APZ~-60
100~220106 A-2 APZ-60

(4) The four multiple unit parcels X
M shall be rezoned to a maximum dehgity of four units per acre
in keeping with the density of the ¥ maining parcels in the
subdivision, as follows:

A. P, Number

parcel J 100-331-19 RMP~6
parcel K 100-300-02,07 RMP-11
parcel L 100-300-03 RMP-6
Parcel M 100-311-27 RMP~6

Before any development or division of these parcels can X
ceed, adequate water supply and sewage disposal shall be
demonstrated.

LCP pages 216 and 217: replace New Development and Land Use Pollcy 8h
with the following. .

h. Dillon Beach,

1) The community expansfon boundary for Dillon Beach shall be

drawn_from the rnorthern boundary of the Oceana Marin
subdivision on the north to the southern end of Lawson's Dillon
Beach_Resort on the south, and from the shoreline on the west to
the eastern side of Oceana Marln, the Viliage, and Lawson's

Dillon Beach Resort. Lawson’s Dillon Beach Resort parcel A.P.
Number 100-100-47 is included within thls area.

I

S

Current C-RCR_and C-RMPC zoning designations shall be
retained, as _described in Pollcy 3g on Recreatlon and Visitor-

Serving Facilities on pages 51 and 52.

l

=

Current C~APZ-60 zoning shall be retalned on coastal
agricultural lands in the planning area,

=

l

The four multi-famlly unit parcels known as Parcels J, K, L, and
M iIn_Oceansa Marln _shall be rezoned to a maximum_density In
keeping_ with the characteristics of each site, surrounding
development, and public service constralnts, The densities are as

follows:
A. P. Number Zoning
. Existing New
Parcel J 100-331-19 C-RMP-4
Parcel K 100-300-02,07 C-RMP-4
Parcel L 100-300-03 C-RMP-4
Parcel M_100-311-27 C-RMP-4

Before any development or division of these parcels can proceed,
adequate _water _supply and _sewage disposal shall be
demonstrated.




; 7 fteddm Bolicy—Jetl) P 53 ' {5) Denslties for C-RMPC parcels In Lawson's Dillon Beach Resort
) shall be established as follows:
A. P, Number Zoning
Ccurrent New
100-141-11 C-RMPC C-RCR
100-141-13:
SW corner only C-RMPC C-RCR

100-100-47 C-APZ-60 C-RMPC-1.2
100-141-07, 08, 10 C-RMPC C-RMPC-1.2
100-174-03 C-RMPC C-RMPC-1.2
100-183-02, 03 C-RMPC C-RMPC-1.2
100-184-01 TC-RMPC C-RMPC-1.2
100-185-0 C-RMPC C-RMPC-1.2
100-186-01 C-RMPC C-RMPC-1.2
100-187-01 C-RMPC C-RMPC-1.2
100-188-01 C-RMPC C-RMPC-1.2
100-192-01 C~-RMEBC C-RMPC-1.2
100-194-01 C-RMPC C-RMPC-1.2
100-205-02 C-RMPC C-RMPC-1.2
100-207-02 C-RMPC C-RMPC-1.2
100-220-05 C-RMPC C-RMP(C-1,2
100-191-03 C-RMPC C-RMPC-0.7

) 100-193-01, 02, 03 C-RMPC C-RMPC-0.7

—(6)—tmmson's—bandine—Resortr—hand-uae-and—soning—shall—ber {(6) Current land use polley and zoning deslgnations shall be retained

qwempe&&emeﬂeyé&%geﬁl—% ~  Tfor Lawson's Landing,




MARIN COUNTY BOARD OF SUPERVISORS

RESOLUTION NO. 92-217

A RESOLUTION OF THE MAR“IN COUNTY BOARD OF SUPERVISORS TO ADOPT AN -

AMENDMENT TO THE LOCAL COASTAL PROGRAM, UNIT II, IMPLEMENTATION PROGRAM

H

FEEE R I O I S O S

WHEREAS the County of Marin has a certified Land Use Plan for the Coastal Zone of Marin County;
and

WHEREAS the County has assumed permit authority in the Coastal Zone of Marin County;' and

WHEREAS the Williams Rezoning, Inverness Ridge Communities Plan Amendment, Coastal Permit,
Use Permit, Design Review, and Lot Line Adjustment proposal is subject to all provisions of the Local
Coastal Program, Unit I, Implementation Program; and

WHEREAS the Williams proposal requires an amendment to the Local Coastal Program, Unit I,
Implementation Program which affects both the certified Land Use Plan maps permitting a land use
change and the Implementation Plan to allow the rezoning of 3,407 square feet of parcel APN 112-296-
06 and 1,339 square feet of parcel APN 112-296-09 from C-RSP 1.0 (Coastal, Single-family
Residential, Planned District, 1 unit per acre) to C-CP (Coastal, Commercial, Planned District); and

WHEREAS the Marin County Planning Commission held a duly noticed public hearing on August 10,
1992, on the Williams proposed Local Coastal Program, Unit II, Implementation Program Amendment
and uninimously recommended approval to the Board of Supervisors; and

WHEREAS the Marin County Board of Supervisors held a duly noticed public hearing on August 25,
1992, on the Williams proposed Local Coastal Program, Unit II, Implementation Program

~ Amendment; and

WHEREAS the Marin County Board of Supervisors finds that:

A. The proposed project is consistent with the Marin Countywide Plan and the intent of the
Inverness Ridge Communities Plan as amended and the intent of the Local Coastal Program,
Unit II as amended; and

B. The site is not designated for public access; and

C. Access to public lands will not be impaired by the proposed project; and

D. No natural resources, including coastal resources, will be adversely impacted by this project;
and

E. Water is provided by the Inverness Public Utility District; and

F. Sewage disposal will be by individual septic systems subject to Regional Water Quality Control
Board Guidelines; and



G. The LCP Natural Resources Map indicates that the project site is not located in an area
identified as providing wildiife habitat for rare and endangered species, and none have been
found on the site; and )

H. The LCP Natural Resources Map indicates that the project site contains no known rare or
endangered plant species, and none have been found on the site; and

L. There are no wetlands or riparian sites affected by this project; and

J. The property is zoned Planned District so the visual quality of future development will be
ensured through the County review process; and

VII. WHEREAS the property is zoned Planned District and all future development is subject to the County
review process thereby assuring the implementation of the Local Coastal Program, Unit II; and

IX. WHEREAS the Marin County Board of Supervisors finds that an amendment to the Local Coastal
Plan, Unit II, Implementation Program is necessary to implement the Williams proposal.

X. WHEREAS the Marin County Board of Supervisors finds that the public necessity, convenience and
general welfare do require this amendment to the Local Coastal Program, Unit II.

NOW, THEREFORE BE IT RESOLVED that the Marin County Board of Supervisors hereby recommends
that the California Coastal Commission approve the Williams Local Coastal Program, Unit 11, Implementation
Program Amendment permitting the rezoning of 3,407 square feet of parcel APN 112-296-06 and 1,339 square
feet of parcel APN 112-296-09 from C-RSP 1.0 (Coastal, Single-family Residential, Planned District, 1 unit
per acre) to C-CP (Coastal, Commercial, Planned District) as shown on Exhibit "A" of the Resolution.

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of Marin, State of
California on the 25th day of August, 1992, by the following vote to wit:

AYES: Supervisors Brady Bevis, Al Aramburu, Gary Giacomini, Harold Brown

NOES: Supervisors

ABSENT: Supervisors Bob Roumiguiere /

7 CHAIRMAN, BOARD OF RVISORS
COUNTY OF MARIN

ATTEST:

. .

Thomas F. Campaneltd
Clerk of the Board of Supervisors -
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MARIN COUNTY BOARD.OF SUPERVISORS.

ORDINANCE NO. _ 3142

AN ORDINANCE APPROVING THE CLEARY REZONING OF
ASSESSOR’'S PARCEL NOS. 100-331-19 FROM C-RMP 1.5 to C-RMP-2.2

S ok sk ko ok ok ok ok K sk ok kok ok k ok ok kR ok ok ok k kK R kK kK ¥ ¥

. SECTION I: FINDINGS

I.

V1.

WHEREAS the Marin County Board of Supervisors adopted the Dillon Beach Community Plan on
December 20, 1988; and

WHEREAS. on December 14, 1992, the Marin County Planning Commission considered the Cleary
Rezoning application and afier hearing public testimony made a recommendation to the Marin County
Board of Supervisors to grant approval of the Rezoning.

WHEREAS the Marin County Board of Supervisors held a duly noticed public hearing to consider the
rezoning of the subject property from C-RMP-1.5 to C-RMP-2.2 on January 19, 1993 and May 13,
1993; and

WHEREAS, the California Coastal Commission held a duly noticed public hearing on April 16, 1993
approving the Local Coastal Program Amendment required for the Rezoning; and,

WHEREAS the Marin County Board of Supervisors has adopted a Negative Declaration of
Environmental Impact as prepared by the Marin County Planning Department which determined that
potential  impacts  relating to  Geophysical,  Biotic Community,  Community/Cultural,
Transportation/Circulation and Utility Factors are avoided or mitigated to the point where clearly no
significant effects would occur because modifications to the project have been suggested as conditions of
project approval and there is no evidence that the project would have a significant effect on the
environment: ang

WHEREAS the Marin County Board of Supervisors finds that the Plan contains policies applicable to
Assessor's Parcel Number 100-331-19 (Parcel J) and this property was rezoned from C-RMP-4.0
(Residential. Muliiple-family Planned District, 4 dwelling units per acre) to C-RMP 1.5 (Residential,
Multiple-family Planned District, 1.5 dwelling units per acre) in accordance with these policies with the
adopted Ordinance and permitted a density range of 2 to 5 units on the subject property if the applicant
could demonstrate that there would be no significant adverse environmental effects; and

WHEREAS. the Marin County Board of Supervisors finds that the proposed density range is consistent
with the policies set forth in the Dillon Beach Community Plan; and

_ WHEREAS. the Marin County Board of Supervisors finds that after approval of a rezoning, the

permitted density will increase from two to three units; and

WHEREAS the Marin County Board of Supervisors finds that the proposed Cleary Rezoning is generally
consistent with the objectives, goals, and policies of The Marin Countywide Plan. The Local Coasial
Pian. Unit [l The Dillon Beach Community Plap and Title 22 (Zoning) of the Marin County Code; and,

ATTACHMENT 1



X. WHEREAS, the Marin County Board of Supervisors finds that the proposed development is physically
suitable for the site and would be compatible with the surrounding land uses in the area.

SECTION HI: CONDITIONS OF PROJECT APPROVAL

NOW, THEREFORE, BE IT RESOLVED that the Marin County Board of Supervisors adopts the attached
Resolution approving 2 rezoning of the 1.37 acre property from C-RMP-1.5 to C-RMP-2.2 to create three
separate residential properties as shown on Exhibit "A" of the Cleary Vesting Tentative Map, Precise
Development Plan, and Coastal Permit subject to the conditions contained in Exhibit 1. This rezoning is not to
be considered vested until the final Parcel Map has been recorded in compliance with all conditions required
through the Vesting Tentative Map, :

SECTION III: PUBLICATION

This Ordinance shall be and is hereby declared to be in full force and effect as of thirty (30) days from and
after the date of its passage and shall be published once before the expiration of fifteen (15) days after its
passage, with the names of the Supervisors voting for and against the same, in the Marin Independent Journal,
a newspaper of general circulation published in the County of Marin.

SECTION IV: VOTE

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of Marin, State of
California, on this 18th day of May, 1993, by the following vote to wit:

AYES: SUPERVISORS  Annette Rose, Gary Giacomini, Harold Brown, Bob Roumiguiere
NQES:
ABSENT: SUPERVISOR  Brady Bevis

BOB ROUMIGUIERE, CHAIRMAN
MARIN COUNTY BOARD OF SUPERVISQORS

ATTEST:

Thomas F. Campanella
Clerk of the Board of Supervisors

Page2 of 2



RE: District Attorney: Increase in appropriations in the District Attorney's budget as
follows: Extra Hire - $20,000, Contract Employees - $82,000, Services and Supplies -
$20,000, offset by a reduction to the Reserve for Major Cases - $122,000.

AYES: ALL

ABSENT: SUPERVISOR Brown

The Board met in Closed Session at 11:30 a.m., recessed at 12:10 p.m.,’and
reconvened at 2:35 p.m. at which time Supervisor Brown was absent.

#26 {CONTINUED) HEARING: APPEAL OF PLANNING COMMISSION'S DENIAL OF
DESIGN REVIEW AMENDMENT - MERIT HOME BUILDERS, 105 CAMINO
- MARGARITA, NICASIO, A.P. #121-210-05

By letter dated January 19, 1993, Planning staff submitted his report and
recommended that, after review of the administrative record and conduct of a public hearing, the
Beard consider the following altaernative actions:

(a} Move to deny the Merit Home Builders’ appeal and sustain the Planning
Commission’s action denying the Merit™ Home Builders’ Design Review
Amendment No. 93-022; or

(b} Move to approve the Merit Home Builders' appeal in part and overturn the
Planning Commission’s action denying the Merit Home Builders' Design Review
Amendment No. 93-022 subiect to the conditions as recommended by the
Camino Margarita Praoperty Owners Association.

Supervisor Giacomini noted that the Camino Margarita Property Owners Association
met with the applicant and negotiated a modified design as conditioned in the proposed resolution
under al{ernative "b".

M/s Giacomini-Bevis, to adopt Resolution No. 93-19 approving the Merit Home
Builders' appeal in part and overturning the Planning Commission's denial of the Merit Home
Builders® Design Review Amendment.

The hearing was declared open for public comment. There being no comiment, the
hearing was closed and the vote on the pending motion was
AYES: ALL
ABSENT: SUPERVISOR Brown

#27 HEARING: CLEARY REZONING, PRECISE DEVELOPMENT PLAN, VESTING
TENTATIVE MAP, AND COASTAL PERMIT, PARCEL “J", MAUT LANE, DILLON
BEACH, A.P. #100-331-19

Planning staff summarized tha information contained in her fetter dated January 19,
1993, regarding the above-captioned item and recommended that, after review of the
administrative record and canduct of a public hearing, the Board adopt the proposed resolution
approving the Negative Declaration of Environmental impact, a motion of interit to approve the
project, and direct staff to forward the motion of intent to the California Coastal Commission for
action, She indicated that, in response to two major concerns raised at the Planning Commission,
a visual analysis was prepared by Jim McDonald demonstrating no significant visual impact from
future development, and the issue of community compatibility was addressed through a number
of conditions incorperated under the development plan.

For discussion purposes, M/s Giacomini-Bavis, to approve staff recommendations.,

The Planning Director nated that, after the California Coastal Commission has acted
on the Local Coastal Program, Unit i, Implementation Program Amendment, this item will return
to the Board for adaption of the proposed ordinance rezoning the subject property from C-RMP-
1.5 to C-BMP-2.2 and adoption of the proposed resolution approving the Cleary Precise
Development Plan, Vesting Tentative Map, and Coastal Permit applications subject to ths
conditions contained in Exhibit 1.

The hearing was declared open to received public comment.



Two residents of the Oceana Marin subdivision in Dillon Beach addressed the Board in
opposition to the proposed project and expressed concern regarding the steepness of the site,
visual and traffic impacts, the water table and potential fiooding, earthquake hazards, the impact
of this action on future rezoning requests, community conflicts, the application process and
notification to adjacent property owners, Mr. Roberto’s status as planning consultant for the
Dceana Marin Homeowners Association, density and compatibility with the existing coasta! plan
for Dillon Beach and Lawson's Landing.

In tesponse to Supervisor Roumiguiere’s inquiries, the Planning Director advised that
notification was sent to property owners in @ 300-foot radius of the Cleary property, ptus a list of
clubs including the Oceana Marin Homeowners Association, and indicated that he was not aware
that the Oceana Marin recorded covenants and restrictions contained conditions prohibiting
resubdivision of jots.

John Roberto, planning consultant for Frances Cleary. addressed the Board regarding
density compatibility with the community plan and the geotechnical, hydroiogic, and visual
analysis of the proposed projéct, He stated that he believed the project would have no significant
effects on the environmant, noting that Ms. Cleary agreed to pay traffic mitigation fees, and
indicated thet it was his understanding that the Oceana Marin covenants and restrictions
contained no limitation on resubdivision. Thereafter, he clarified his status as planning consultant
for the Oceana Marin Homeowners Association.

The hearing was closed.

Supervisor Giacomini indicated that he believed the proposed subdivision was in
perfect conformity with the existing coastal plan, noting the Planning Commission's unanimous
recommendation, and urged that the Board sustain the Planning Commission.

M/s Giacomini-Rose. to adapt Resolution No. 93-20 approving the grant of Negative
Declaration of Environmental impact for the Cleary Rezoning, Vesting Tentative Ma}, Pracise
Development Plan, and Coastal Permit.
AYES: ALL
ABSENT: » SUPERVISOR Brown

M/s Giacomini-Rose, a motion of intent to_approve the Cleary Rezoning, Pracise
Development Plan, Vesting Tentative Map ond Coastal Permit, and direct staff to forward this

motion of intent to the California Coastal Commission for action on the Local Coastal Program.
Unit Y, implementation Pragram Amendment,

Superviser Roumiguiere stated that he could not support the proposed motion
because he believed alteration of the existing subdivsion plan may be unfair to the community.
Thereafter the vate on the pending motion was
AYES: SUPERVISORS Rose, Giacomini, Bevis
NOES: SUPERVISOR Roumiguigre
ABSENT: SUPERVISOR Brown

The Planning Director noted that, following action by the Calitornia Coastal
Commission, staff would re notice this item for final action by the Board.

The meeting!was adjourned at 3:01 p.m.

SINE DIE

CHAIRMAN

ATTEST:

CLERK

Marin Cannry ROS Minoteg B 1/19/93




MARIN COUNTY BOARD OF SUPERVISORS
RESOLUTION NO. 2002-25

A RESOLUTION ADOPTING AN ADDENDUM TO THE FINAL ENVIRONMENTAL IMPACT
REPORT FOR THE POINT REYES AFFORDABLE HOMES PROJECT

857 MESA ROAD, POINT REYES STATION
ASSESSOR'S PARCELS 119-240-45, -46, -57, -58

************************

SECTION 1: FINDINGS

1. WHEREAS on February 2,2000, Point Reyes Affordable Homes, Inc., (hereinafter, “Point Reyes

- Affordable Homes”) submitted Countywide Plan Amendment, Community Plan Amendment,

Local Coastal Program Amendment, Rezoning, Master Plan, Precise Development Plan, Coastal

Permit, and Subdivision applications for the development of a 36-unit mixed-residential project

on an 18.6-acre property located at 857 Mesa Road, Point Reyes Station; on property further
identified as Assessor’s Parcels 119-240-45, -46, -57, and —58. '

1L WHEREAS the County of Marin determined that the applications represent a project pursuant to
CEQA (Public Resources Code Sections 21000-211 178.1) and prepared an Environmental Impact

Report (“EIR”). -

- . 'WHEREAS the project applications were determined complete in May 2000. The Marin County
- Environmental Coordinator determined that a full scope Environmental Impact Report (EIR) was

... required for the proposed project. In conformance with CEQA regulations (CEQA Guidelines

e Section 15060(d)), an Initial Study was not prepared. The County selected an environmental
- consultant and the project sponsor submitted the funds necessary to initiate preparation of the
project EIR. A Notice of Preparation (NOP) for the project EIR was circulated on May 8, 2000, to

public agencies and all interested parties for a 30-day review and comment period on the scope of

the EIR ending June 7, 2000.

Iv. WHEREAS the County selected an EIR consultant in July 2000 to prepare the Point Reyes
Affordable Homes project EIR. On August 14, 2000, a public scoping session on the EIR was
conducted at an evening meeting in the community to further identify environmental issues and
concerns of the public for evaluation in the EIR.

V. WHEREAS the Draft EIR and a Notice of Completion (NOC) and notice of public hearing on the
Draft EIR were distributed on May 9, 2001, to members of the Planning Commission, Board of
Supervisors, State Clearinghouse, state and local agencies and special districts, surrounding
property owners, and other interested groups and individuals. The NOC and notice of public
hearing was published in a newspaper of general circulation to begin a 45-day public review and
comment period on the adequacy of the Draft EIR. The public review and comment period ended
on June 22, 2001. ' '

VL. .WHERAS on June 4, 2001, the Marin County Planning Commission conducted a public hearing
to receive testimony on the adequacy of the Draft EIR. Oral and written comments were
presented at the hearing. Following the close of the public hearing, the Planning Commission
directed that a Final EIR Response to Comments be prepared after the close of the comment
period on the Draft EIR.
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WHEREAS on June 22, 2001, the public review and comment period on the Draft EIR was
closed, and written comments were received on the Draft EIR until 4:00 p.m. on that date.

WHEREAS on November 29, 2001, the Final EIR Response to Comments, and a notice of
distribution of the Final EIR for review and notice of a public meeting of the Planning
Commission to consider recommendation for certification of the Final EIR were distributed to
members of the Planning Commission, Board of Supervisors, State Clearinghouse, federal, state
and local agencies and special districts, EIR commentors, and other interested groups and
individuals. Notice of distribution of the Final EIR for review and notice of the public meeting of
the Planning Commission to consider recommendation for certification of the Final EIR was
published in a newspaper of general circulation to begin a two-week public review and comment
period on the Final EIR, which concluded on December 13, 2001.

WHEREAS on December 13, 2001, the review and comment period on the Final EIR Response

to Comments was closed, and written comments were received on the Final EIR until 4:00 p-m.

on that date. These comments primarily addressed concerns regarding the merits of the project
and/or design considerations for approval or disapproval. In some instances comments reqmred
minor clarification or amplification of information, impact analysis or mitigation measures in the
Final EIR. A response by the EIR consultant has been provided for each of the issues raised in the
comments. The responses to comments on the Final EIR have been adopted as an amendment to
the Final EIR (entitled Final EIR Response to Comments Attachment) to complete the Final EIR
as adequate for certification. Since the comments and responses result in only minor clarifications
and insignificant changes to the Final EIR, they do not trigger CEQA requirements for

recirculation of the document for additional public review and do not prevent certification of the

EIR as adequate and complete. On January 4, 2002, copies of the Final EIR Response to
Comments Amendment and a courtesy reminder notice of the Planning Commission meeting to
consider recommendation for certification of the Final EIR were distributed to members..of the
Commission, Board of Supervisors, Agencies, EIR commentors and other interested parties.

WHEREAS on January 14, 2002, the Marin County Planning Commission conducted a public
meeting to consider recommendation to the Board of Supervisors to\certify the Final EIR. The
Final EIR Volumes I and II and the Final EIR Response to Comments Amendment, together with
staff’s report recommending certification of the Final EIR, were provided to the Commission.
The Response to Comments Amendment to the Final EIR is part of the certified Final EIR and
was fully considered by the Planning Commission and the Board when making an informed

~ decision on the project.

WHEREAS at the January 14, 2002, Planning Commission meeting on certification of the EIR, a
letter from John Sharp, Attorney, was presented alleging that the public did not have a
meaningful opportunity to review or comment on a new project alternative in the Final EIR
(apparently in reference to the Mitigated Alternative Option 2 added to the Final EIR in response
to comments received to the Draft EIR), arguing that the alternative represents new information
and recirculation of the EIR is required, and citing case law and CEQA Guidelines Section
15088.5. The letter was provided to the Planning Commission for consideration. The Planning
Commission determined that the letter misinterprets CEQA regulations. CEQA Guidelines
Section 15088.5 requires recirculation when significant new information is added to an EIR
before certification. However, Section 15088.5 expressly provides that “new information added to
an EIR is not significant unless the EIR is changed in a way that deprives the public of a
meaningful opportunity to comment upon a substantial adverse environmental effect of the
project or a feasible way to mitigate or avoid such an effect (including a feasible project
alternative) that the project’s proponents have declined to implement.” None of these provisions



apply to the information or changes made to the Final EIR, including the alternatives. As
discussed above, the new information merely clarifies or amplifies or makes insignificant
modifications to the EIR. There are no changes to the project or circumstances surrounding the
project that will result in new or more severe impacts and no substantially different mitigations or
alternatives which the project sponsor declines to adopt.

"WHEREAS the Marin County Planning Commission reviewed and considered the information in
the Draft EIR, Final EIR, Final EIR Appendices, EIR administrative record, Final EIR Staff
Report and Final EIR Response to Comments Amendment for adequacy, completeness and
compliance with CEQA, State CEQA Guidelines, and County Environmental Review Procedures,

WHEREAS the Marin County Planning Commission by Resolution No. PC02-001 recommended
that the Marin County Board of Supervisors certify that the Final EIR for the Point Reyes
Affordable Homes project is adequate and complete in compliance with CEQA, the State CEQA
Guidelines, and the County Environmental Review Procedures, and is adequate and complete for
consideration in making a decision on the merits of the project.

WHEREAS the Final EIR Volumes I and II and Response to Comments Amendment were
circulated to the public, Board of Supervisors, State Clearinghouse, federal, state and local
agencies and special districts, surrounding property owners, and other known interested parties
and a notice of the Final EIR availability and Board of Supervisors certification action meeting
date was published in a newspaper of general circulation.

WHEREAS on January 29, 2002, the Marin County Board of Supervisors reviewed and
considered the information in the Final EIR and Response to Comments Amendment, the Staff
Report and Planning Commission Resolution No. PC02-001, and the EIR administrative record

--. for adequacy, completeness and compliance with CEQA, State CEQA Guidelines, and County

Environmental Review Procedures and adopted Resolution No.2002-18 which certified the Final
EIR for the Point Reyes Affordable Homes Countywide Plan Amendment, Community Plan
Amendment, Local Coastal Program Amendment, Rezoning, Master Plan, Precise Development
Plan, Coastal Permit, and Subdivision. All project-related significant, adverse effects have been
discussed in the EIR and all mandatory mitigation measures have been incorporated into the
recommended conditions of project approval contained in the approval resolutions. In taking
action to certify the EIR, the Board of Supervisors found based on its independent review and
Jjudgment that the Final EIR provides adequate information and analysis pursuant to CEQA and
the County’s EIR Review Guidelines for an informed decision to be made on the environmental
effects of the original project design or any of the alternatives or combination of alternatives that

were evaluated in the EIR.

WHEREAS at the January 29, 2002 Board of Supervisors public meeting on the certification of
the EIR, John Sharp, Attorney, submitted a letter alleging that recirculation of the EIR is required
because the public did not have a meaningful opportunity to review or comment on the new
project alternative (Mitigated Alternative Option 2) that has been added to the Final EIR in
response to comments received. Mr. Sharp submitted an engineering report prepared by Fall
Creek Engineering Inc. for Mr. Sharp that alleged new and more severe environmental impacts
with respect to the potential for surfacing of sewage effluents, potential water quality impacts to
the North Marin Water District’s water supply wells and Lagunitas Creek, inadequate analysis of
project and cumulative impacts to groundwater and surface water quality from additional nitrates,
and inadequate analysis of cumulative impacts relating to stormwater runoff and erosion.



XVII. WHEREAS, after certification of the Final EIR, Point Reyes Affordable Homes modified its
application and submitted plans for merits consideration that are based on the Mitigated
Alternative Option 2 which was evaluated in the Final EIR. The housing component includes
construction of 27 affordable rental apartments and 7 affordable for-sale single-family residences,
and creation of a market rate residential lot for future development of one single-family
residence, cottage, and a barn. The project also includes reservation of land for the development
of a 20-room, 17,000 square foot lodge or a similar visitor-serving use and a 12-space public
parking lot and public restrooms, and the preservation of approximately 2.58 acres of land for
permanent open space purposes. A proposed Vesting Tentative Map would subdivide the
property into 13 lots that correspond with the individual project components. The project as
modified requires amendments to the Marin Countywide Plan, Point Reyes Station Community
Plan, the Local Coastal Program Unit II, and Marin County Code Title 22 for a Rezoning of
portions of the property from the Coastal, Suburban Agricultural (C-R-A:B-3) and Coastal,
Village Commercial Residential (C-VCR:B-2) zoning districts to a Coastal, Residential Multiple
Planned (C-RMP) and Coastal, Residential Multiple Planned Commercial (GRMPC) Zoning

district.

XVIII. WHEREAS the Community Development Agency prepared an Addendum to the Point Reyes
Affordable Homes Final EIR. The Addendum includes a response to comments raised during the
public meeting held on January 29, 2002 by the Board of Supervisors as well as responses to the
issues raised from the project engineer which clarify and amplify the analysis of stormwater and
wastewater issues contained in the Final EIR. The Addendum reflects minor technical changes or

. additions to the EIR, consistent with the requirements of CEQA Guidelines Section 15164 and
does not identify new or substantially increased impacts that would require a supplemental or
subsequent EIR pursuant to CEQA Guideline 15162. The Addendum consists ofa letter prepared

.. by Fall Creek Engineering, Inc., dated January 28, 2002 and a response from Questa Engineering
= Corp., dated February 4, 2002.

XIX. WHEREAS at the February 11, 2002 Marin County Planning Commission hearing on the merits
of the project, John Sharp, Attorney, summarized a letter prepared by Fall Creek Engineering and
dated February 10, 2002 which responded to the Questa Engineering Corp. letter of February 4,
2002 and raised alleged inadequacies with respect to the following topical issues: (1) onsite
disposal of wastewater and stormwater runoff; (2) hydrogeologic investigation; (3) cumulative
impacts to groundwater and surface water quality; and (4) stormwater management. Following

- conduct of a public hearing, the Marin County Planning Commission adopted Resolution PC02-

* 007 which recommended that the Board of Supervisors adopt the Addendum to the Final EIR for
the project prior to taking action on the merits of the project.

XX.  WHEREAS the Community Development Agency revised the Addendum referenced in Section
XVIII above to include the Fall Creek Engineering, Inc. letter of February 10, 2002 as well as a
letter response prepared by Questa Engineering Corp. dated March 5, 2002 which clarifies and
amplifies the analysis of stormwater and wastewater issues contained in the Final EIR. The
Addendum also includes a letter indicating that third party peer review was conducted and the
validity of the Questa conclusions was confirmed by Psomas, the EIR consultant’s engineer. The
Addendum also includes a letter from Fall Creek Engineering, Inc. dated March 18, 2002 which
does not raise new issues not previously raised in its prior letters. The Addendum reflects minor
technical changes or additions to the EIR, consistent with the requirements of CEQA Guidelines
Section 15164 and does not identify new or substantially increased impacts that would require a
supplemental or subsequent EIR pursuant to CEQA Guideline 15162.
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XXI. 'WHEREAS the Marin County Board of Supervisors makes the following findings:

A

With respect to the current proposed development, which is based on the Mitigated
Alternative Option 2 that was evaluated in the EIR, since certification of the Final EIR,
there have not been significant changes to the design of the stormwater and wastewater
systems for the project beyond minor technical changes and clarifications and
modifications to the systems to enhance their function. These changes were all addressed
in the EIR before the Mitigated Alternative Option 2 was added to the Final EIR and were
applicable to the original project design as well as the original Mitigated Alternative in the
Draft EIR. When Mitigated Alternative Option 2 was added to the Final EIR, these same
changes were also applied to the Mitigated Alternative Option 2 design. From the
standpoint of stormwater collection and dispersal and wastewater treatment, the proposed
project does not differ from that which was evaluated in the Draft EIR. The main changes
to the Mitigated Alternative that are included in Mitigated Alternative Option 2 pertain to
the reconfiguration of the buildings and roadway design to maintain a 100foot setback to
all on-site wetlands and to more closely approximate a modified grid street pattern. The
basic design, layout, and function of the stormwater and wastewater treatment and disposal
systems are the same as those which were previously presented and evaluated in the Draft

EIR.

The current design of the stormwater and wastewater systems for the project has been
found to either comply with applicable County standards.or is required to comply with
County standards as mitigation measures that were identified in the EIR and incorporated
as conditions of project approval. The County Environmental Health Services Division and
the Regional Water Quality Control Board have not adversely commented on the EIR or
raised any concerns with respect to the adequacy of the County standards relative to
stormwater and wastewater treatment and disposal. The issues raised in the Fall Creek
Engineering letters that are addressed in the Addendum do not represent new information
since the same concerns have been raised by concerned parties in response to the Draft
EIR, the Final EIR, and the comments to the Final EIR. The EIR opponents and Fall Creek
Engineering had a meaningful opportunity to raise their issues in comments on the Draft
EIR and Final EIR and did not submit any comments addressing these issues during the
Draft EIR and Final EIR public review and comment periods. The Fall Creek Engineering
letters and comments from Mr. Sharp do not present any argument that the Mitigated
Alternative Option 2 design changes for wetland setback or grid street pattern result in any

: new or more severe impacts not addressed in the EIR. No substantial evidence has been
presented in the Fall Creek Engineering letters or Mr. Sharp’s letter that the project as

designed in Mitigated Alternative Option 2 and currently proposed would result in new or
more severe environmental impacts. Instead, their comments reflect a difference of opinion
amongst experts about the design of the stormwater and wastewater treatment and disposal
systems. CEQA Guidelines Section 15151 “Standards for Adequacy of an EIR” provides
that an EIR does not need to resolve a disagreement amongst experts to be adequate but
should identify the main points of disagreement to allow a choice by the decision-makers
among differing opinions presented in the study.

The comments from Fall Creek Engineering Inc. and the responses and clarifications to the
stormwater and wastewater design from Questa Engineering Corp. do not meet the
requirements for preparation of either a Subsequent EIR or a Supplement to the EIR
pursuant to CEQA Guidelines 15162 and 15163, respectively, because the information
presented does not constitute new information of substantial importance that was not
previously available or known at the time the EIR was prepared, the information presented



does not necessitate revisions to the EIR to address new or more severe significant
environmental impacts, and the information does not reflect a substantial change to the
circumstances under which the project is undertaken. The information does not identify
any feasible project alternative or mitigation measure considerably different from others
previously analyzed that would clearly lessen any significant environmental impacts that
the applicant declines to adopt: Furthermore, the information presented does not trigger the
requirements for recirculation of the EIR pursuant to CEQA Guidelines Sections 15088.5,
15162, or 15163 because no new information has been presented where the public has been
denied the opportunity to comment on during review of the review of the Draft EIR, the
Final EIR, and the Responses to the Final EIR, and there are no changes to the project and
no new or more severe impacts or substantially different mitigations or alternatives that
have been identified since certification of the Final EIR for which the applicant has

declined to adopt.

XXII. WHEREAS the Marin ‘County Board of Supervisors finds that the proposed project does not

involve, or result in, substantial changes in the project or substantial changes to the circumstances
under which the project was undertaken that results in new or more severe impacts than those in
the Final EIR or significant new information of substantial importance that identifies new or more
severe impacts or mitigation measures or alternatives that would reduce impacts that the project
proponent declines to adopt. Therefore, no new information'relating to new or more severe
impacts in addition to those addressed in the previously certified Environmental Impact Report
have been presented. Furthermore, the information presented after certification of the Final EIR
- does not require additional mitigation or substantial changes to the mitigation measures in the
previously certified Environmental Impact Report and does not make “other alternatives
previously found to be unfeasible now feasible or substantially reduce one or more significant
effects. Therefore, pursuant to CEQA Guidelines Section 15164, an Addendum to the previously
adopted Environmental Impact Report is the appropriate method for reviewing the project for

CEQA compliance.

SECTION II: ACTION

NOW, THEREFORE, LET IT BE RESOLVED that the Marin County Board of Supervisors hereby
makes the following findings:

L

1L

Iv.

Notice of the initial public review period and hearing on the project was given as required by law and
said hearing was conducted pursuant to Sections 15164(d) of the State CEQA Guidelines and the

County CEQA process.

All individuals, groups and agencies desiring to comment on the Addendum to the Environmental
Impact Report were given the opportunity to address the Marin County Board of Supervisors.

. The Addendum to the Final Environmental Impact Report for the project coﬁsists of those items

identified in Recitals XVII and XX above.

The Addendum to the Final EIR was completed in compliance with the intent and requirements of
CEQA, the State CEQA Guidelines, and the County’s CEQA process.

Adoption of the Addendum does not constitute recertification of the Final EIR, but rather will be
considered by the Board of Supervisors with the Final EIR prior to the decision to approve the
proposed project, as required by CEQA Guideline Section 15164(d).



LET IT BE FURTHER RESOLVED that the Marin County Board of Supervisors adopt the Addendum to
the previously certified Final Environmental Impact Report for the Point Reyes Affordable Homes project
as an adequate and complete environmental document for purposes of approving the project and declares
that the Addendum to the certified Environmental Impact Report has been completed and considered in
conjunction with the comments thereto, in compliance with CEQA, the State CEQA Guidelines, and the

County’s CEQA process.
SECTION 3: VOTE

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of Marin,
State of California, on the 19th day of March, 2002, by the following vote to wit:

AYES: SUPERVISORS John B. Kress, Harold C. Brown, Jr., Steve Kinsey,
Annette Rose, Cynthia L. Murray, President

NOES: NONE
ABSENT: NONE

CYNTHIA MURRAY, PRESIDENT
MARIN COUNTY BOARD OF SUPERVISORS

g

MARK J. RIESENFELD
CLERK OF THE BOARD OF SUPERVISORS

1






MARIN COUNTY BOARD OF SUPERVISORS
RESOLUTION NO. 2002-26

A RESOLUTION WITH FINDINGS PURSUANT TO THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT AND WITH FINDINGS FOR APPROVAL OF THE POINT REYES AFFORDABLE
HOMES PLAN AMENDMENT (PA 00-02) APPLICATION TO AMEND THE MARIN :
COUNTYWIDE PLAN AND POINT REYES STATION COMMUNITY PLAN
' 857 MESA ROAD, POINT REYES STATION
ASSESSOR'S PARCELS 119-240-45, -46, -57, -58
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SECTION 1: CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

L WHEREAS an Environmental Impact Report (thereinafter, “EIR”) was prepared for the Point
Reyes Affordable Homes, Inc. (“Point -Reyes Affordable Homes™) project by EDAW,
environmental consultant to the Marin County Community Development Agency — Planning
Division, pursuant to requirements of the California Environmental Quality Act (“CEQA,” Public
Resource Code Sections 21000-21177), State CEQA Guidelines, and County CEQA procedures.

H. 'WHEREAS on January 29, 2002, the Marin County Board of Supervisors adopted Resolution No.
2002-18 which certified the Final EIR for the Point Reyes Affordable Homes project as adequate

for purposes of taking an action on the project.

HI. 'WHEREAS, based on the Final EIR and an Addendum, the Marin County Board of Supervisors
hereby makes findings pursuant to CEQA as contained in “Exhibit 1” attached to this resolution and
incorporated herein by reference.

SECTION 2: FINDINGS RELEVANT TO AMENDMENT OF THE MARIN COUNTYWIDE
’ PLAN AND THE POINT REYES STATION COMMUNITY PLAN

I. ~ WHEREAS the Marin County Board of Supervisors finds that Point Reyes Affordable Homes
submitted an application for a Countywide Plan Amendment to change the project site’s land use
designation. Currently the eastern portion of the site carries a C-SF4 (Coastal, Single Family
Residential; one to two units per acre) land use designation. The C-SF4 category is intended to
allow for single-family residential development at a lower range of densities. The C-SF4 land use
category does not allow multiple-family residential development, such as the Papermill Creek
Apartments. The proposed development within the C-SF4 would exceed the allowable density.
Therefore, the proposed project includes a Countywide Plan Amendment to change the site’s C-SF4
land use designation to a Coastal, Multiple-Family (C-MF-2), one to four units per acre. The
amendment would modify Community Development Policy CD-15.18 and Map 7.9 to incorporate
the C-MF-2 land use designation. This land use category is intended to allow for multiple-family
development, including apartments.

II.  'WHEREAS the Marin County Board of Supervisors hereby makes findings for project approval
and for determination of project consistency with applicable County plans as contained in “Exhibit
27 attached to this resolution and incorporated herein by reference.

fis



SECTION 3: RESOLUTION APPROVING THE POINT REYES AFFORDABLE HOMES
PLAN AMENDMENT APPLICATION, SUBJECT TO CONDITIONS OF
APPROVAL AND IMPLEMENTATION OF A MITIGATION MONITORING
AND REPORTING PROGRAM

NOW, THEREFORE BE IT RESOLVED that the Marin County Board of Supervisors hereby adopts this
resolution which approves the Point Reyes Affordable Homes Plan Amendment (PA 00-02) application to
amend the Marin Countywide Plan and the Point Reyes Station Community Plan to change the land use
designation for the project site, subject to the Conditions of Approval contained in “Exhibit 3” and the
specific terms of the amendments as set forth in detail therein, and implementation of the Mitigation
Monitoring and Reporting Program contained in “Exhibit 4” of this resolution to the extent the mitigation
measures contained therein are related to this approval. Both Exhibit 3 and Exhibit 4 are attached to this

resolution and incorporated herein by reference.

" SECTION 4: VOTE

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of Marin,
State of California, on the 19th day of March 2002, by the following vote to wit:

AYES: SUPERVISORS John B. Kress, Harold C. Brown, Jr., Steve Kinsey,
Annette Rose, Cynthla L. Murray, Premdent

NOES: NONE
ABSENT: NONE

CYNTHIA MURRAY, PRESIDENT
MARIN COUNTY BOARD OF SUPERVISORS

MARK J. RIESENFELD
CLERK OF THE BOARD OF SUPERVISORS



MARIN COUNTY BOARD OF SUPERVISORS
RESOLUTION NO. 2002-27

A RESOLUTION WITH FINDINGS PURSUANT TO THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT AND WITH FINDINGS RECOMMENDING ADOPTION OF AN AMENDMENT TO
THE LOCAL COASTAL PROGRAM AND ZONING IMPLEMENTATION PLAN TO THE
CALIFORNIA COASTAL COMMISSION
857 MESA ROAD, POINT REYES STATION
ASSESSOR'S PARCELS 119-240-45, -46, -57, -58
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SECTIONI: CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

L WHEREAS an Environmental Impact Report (thereinafter, “EIR”) was prepared for the Point
Reyes Affordable Homes, Inc. (“Point Reyes Affordable Homes™) project by EDAW,
environmental consultant to the Marin County Community Development Agency — Planning
Division, pursuant to requirements of the California Environmental Quality Act (“CEQA,” Public
Resource Code Sections 21000-21177), State CEQA Guidelines, and County CEQA procedures.

II. WHEREAS on January 29, 2002, the Marin County Board of Supervisors adopted Resolution No.
2002-18 which certified the Final EIR for the Point Reyes Affordable Homes project as adequate
- for purposes of taking an action on the project. '

II. WHEREAS based on the Final EIR and an Addendum, the Marin County Board of Supervisors
hereby makes findings pursuant to CEQA as contained in “Exhibit 1” attached to this resolution and
incorporated herein by reference.

SECTION 2: FINDINGS RELEVANT TO A LOCAL COASTAL PROGRAM AMENDMENT
ST AND FINDINGS FOR PROJECT APPROVAL AND FOR DETERMINATION OF
- ' PROJECT CONSISTENCY WITH APPLICABLE COUNTY PLANS

L WHEREAS the Marin County Board of Supervisors finds that Point Réyes Affordable Homes
submitted a Local Coastal Program Amendment application seeking to add a new Policy 8(b) to the
Local Coastal Program Unit II, New Development and Land Use Policy which would read:

Development of the 18.59-ucre property consisting of Assessor’s Parcels 119-240-
45, -46, -57, and —58 and consisting of Areas A, B, C, D, E and F as depicted on
Exhibit E; shall be subject to the following land use designations, as defined in the
Marin Countywide Plan and further incorporated as Appendix G to the Local
Coastal Program: The land use designation for Areas A and B shall be C-MF-2
(Coastal, Multiple-family, one to four units per acre maximum residential density).
The land use designation for Area C shall be C-SF-4 (Coastal, Single-family
Residential, one to two units per acre). The land use designation Jor Areas D and
E shall be C-RS (Coastal, Residential Commercial, one to 20 units per acre
maximum residential density, 30% to 50% commercial floor area ratio). The land
use designation for Area F shall be C-OS (Coastal, Open Space).

The site shall be subject to an overall single site development plan for the entire
18.59-acre area that consists of Areas A, B, C, D, E, and F. The site development
Plan shall be subject to the review and approval of the California Coastal
Commission as an amendment to the LCP. Any coastal development permit or
permits for development of any portion of the site shall be consistent with the
approved site development plan. The site development plan shall indicate the
kinds, locations, and intensities of uses allowable in accordance with the Jollowing
requirements.

i



A. The total number of residential units on the entire 18.6-acre area shall not
exceed 36.

B. Area A shall be developed with a maximum of seven detached affordable for-

sale units ranging in size from approximately 900 to 1,155 square feet.

C. Area B shall be developed with a maximum of 27 rental affordable units
ranging in size from approximately 1,440 to 1,720 square feet, with a
manager’s unit/community building of approximately 2,180 square feet.

No more than two residential dwelling units may be developed within Area C.
A minimum of 12 public parking spaces shall be provided within Area D.
A minimum of two acres shall be reserved for a future overnight vlsztor-servmg
Sacility, preferably providing lower cost services to the maximum extent
Jeasible, or an alternative commercial use deemed appropriate by the Coastal
- Commission within Area E.
G. Future use of the approximate 18.59-acre area depicted on Exhtbzt E,
‘including all wetlands shall be consistent with the Local Coastal Program,
including provisions which mandate a 100-foot minimum buffer as measured
landward from the edge of the wetlands.

H. - No coastal development permit for a subdivision or division of the approximate

- 18.59-acre area depicted on Exhibit E shall be approved without the owner(s)
of all such assessor. parcels agreeing to grant or offer to dedicate a
conservation easement over all wetland and wetland buffer areas prior to
issuance of any coastal development permit for subdivision or division of the
18.59 acre area depicted on Exhibit E.

SRR

II. 'WHEREAS a Rezonmg of the affected areas from the existing Coastal, Vlllage Commercial
~-Residential (C-VCR:B-2) and Coastal, Suburban Agricultural (C-RA:B-3) zoning districts to a
=="  Coastal, Residential Multiple Planned Commercial (C-RMPC) and Coastal, Residential Multiple
- Planned zoning districts would also be considered as part of the LCP Amendment through the
Zoning Implementation Plan, and further depicted in the proposed zoning plan.

III. WHEREAS the Marin County Board of Supervisors hereby makes findings for project approval
and for determination of project consistency with applicable County plans as contained in “Exhibit
2” attached to this resolution and incorporated herein by reference. '

SECTION 3: RESOLUTION RECOMMENDING APPROVAL OF THE POINT REYES

' AFFORDABLE HOMES LOCAL COASTAL PROGRAM AMENDMENT
APPLICATION, SUBJECT TO CONDITIONS OF APPROVAL AND
IMPLEMENTATION OF A MITIGATION MONITORING AND REPORTING
PROGRAM

NOW, THEREFORE BE IT RESOLVED that the Marin County Board of Supervisors hereby withdraws
Board of Supervisors Resolution 2000-129 and adopts this new resolution recommending approval of the
proposed amendment to the Local Coastal Program and Zoning Implementation Plan as generally
described herein and more particularly described and, subject to the Conditions of Approval contained in
“Exhibit 3” and implementation of the Mitigation Monitoring and Reporting Program contained in
“Exhibit 4” of this resolution to the extent the mitigation measures contained therein are related to this
approval. Both Exhibit 3 and Exhibit 4 are attached to this resolution and incorporated herein by

reference.
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SECTION 4: VOTE

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of Marin,
State of California, on the 19th day of March 2002, by the following vote to wit:

AYES: SUPERVISORS John B. Kress, Harold C. Brown, Jr., Steve Kinsey,
Annette Rose, Cynthia L. Murray, President

NOES: NONE
ABSENT: NONE

CYNTHIA MURRAY, PRESIDENT
MARIN COUNTY BOARD OF SUPERVISORS

Attest: 45

MARK J. RIESENFELD
CLERK OF THE BOARD OF SUPERVISORS






APPENDIX G

The following land use categories and densities have been incorporated from the Marin Countywide Plan.

1.

Coastal, Single-family Residential Land Use Category and Density.

Single-family residential development shall be provided at a range of lower densities, recognizing physical
hazards and development constraints, the necessity to protect natural resources, and the availability of public
services and facilities. Other consistent uses may include parks, playgrounds, crop and tree farming,
nurseries and greenhouses, home occupations, schools, libraries, museums, community centers, churches,
hospitals, retreats, educational, philanthropic and charitable institutions, cemeteries, golf courses, country
clubs, stables and riding academies, and day care centers for six or more children.

Single-family 4. 1 to 2 units per acre. Commercial floor area ratio: 10% to 15%. Consistent zoning
includes: C-RA:B-3. '

Coastal, Multiple-family Residential Land Use Category and Density.

Predominantly multi-family development shall be provided in areas where increased density can be
accommodated due to a full range of urban services and location near collector and arterial streets, transit
service and neighborhood, community and regional shopping facilities. Other consistent uses may include
lodges, fraternity and sorority houses, museums, motels, hotels, apartments and incidental businesses,
hospitals, rest homes, sanitariums and clinics, educational, philanthropic and charitable Institutions, child
care centers, offices, libraries, churches, community centers and cemeteries.

Multiple-family 2. 1 to 4 units per acre. Commercial floor area ratio: 10% to 30%. Consistent zoning
includes C-RMP-1 to C-RMP-4. :

Coastal, Residential Commercial Land Use Category and Density.
Consistent uses include crop and tree farming, nurseries, greenhouses, stores, shops, offices, banks,

restaurants, hospitals, meeting halls, community centers, schools, libraries, churches, museums, child care
centers, educational, philanthropic and charitable institutions, and residential dwellings.

Coastal, Residential Commercial. 1 to 20 units per acre. Commercial floor area ratio: 30% to 50%.

Consistent zoning includes C-RMPC.
Public and Quasi-public Land Use Category and Intensity.

Land shall be designated for both public and quasi-public institutional purposes, including open space,
schools, hospitals, cemeteries, government facilities, correctional facilities, power distribution facilities,
sanitary landfills, and water facilities. Only publicly owned lands may be designated for open space unless
subject to deed restrictions or other agreements. Lands designated as public or quasi-public facilities may
be combined with another land use designation and zoned for consistency with use as a public facility and

for another use.

Coastal, Open Space. Consistent zoning includes C-OA.

Cur/tkl/projects/prah/lcp-textchanges2-final.doc
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MARIN COUNTY BOARD OF SUPERVISORS
ORDINANCE NO. 3338

AN ORDINANCE WITH FINDINGS PURSUANT TO THE CALIFORNIA

ENVIRONMENTAL QUALITY ACT AND WITH FINDINGS FOR PROJECT APPROVAL

AND FOR DETERMINATION OF PROJECT CONSISTENCY WITH APPLICABLE
COUNTY PLANS THAT APPROVES THE :
POINT REYES AFFORDABLE HOMES REZONING (RZ 00-02) APPLICATION
‘ 857 MESA ROAD, POINT REYES STATION ‘
ASSESSOR'S PARCELS 119-240-45, -46, -57, -58

d ok ok ok ok ok ok ok ok ok sk ok ok ok ok ok ok ok ok ok &

The Board of Supervisors of the County of Marin ordains as follows.

SECTIONI: CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

L

WHEREAS an Environmental Impact Report (thereinafter, “EIR”) was prepared for the
Point Reyes Affordable Homes, Inc. (“Point Reyes Affordable Homes”) project by EDAW,
environmental consultant to the Marin County Community Development Agency ~
Planning Division, pursuant to requirements of the California Environmental Quality Act
(“CEQA,” Public Resource Code Sections 21000-21177), State CEQA Guidelines, and

County CEQA procedures.

WHEREAS on January 29, 2002, the Marin County Board of Supervisors adbptcd
Resolution No. 2002-18 which certified the Final EIR for the Point Reyes Affordable .
Homes project as adequate for purposes of taking an action on the project,

WHEREAS, based on the EIR and an Addendum, the Marin County Board of Supervisors
hereby makes findings pursuant to CEQA as contained in “Exhibit 17 attached to this
resolution and incorporated herein by reference. :

SECTION2: FINDINGS RELEVANT TO REZONING AND FINDINGS FOR

fiity

PROJECT APPROVAL AND FOR DETERMINATION OF PROJECT
CONSISTENCY WITH APPLICABLE COUNTY PLANS

WHEREAS the Marin County Board of Supervisors finds that Point Reyes Affordable

Homes submitted a Rezoning application for the project. A Rezoning approval is required
in order to allow the site layout, density, and land uses proposed as part of the Point Reyes

Affordable Homes project. The Rezoning application seeks approval to rezone the

affordable housing portions of the site to a Coastal, Residential, Multiple Planned (C-RMP)

zoning district. The land area designated for development of the visitor-serving lodge and

public parking area is proposed to be rezoned from the Coastal, Village Commercial

Residential (C-VCR:B-2) to a Coastal, Residential Multiple Planned Commercial (C-
RMPC) zoning district. The proposed market rate residential lot would retain its current C-
R-A:B-3 zoning.

WHEREAS the Marin County Board of Supervisors hereby makes findings for project
approval and for determination of project consistency with applicable County plans as
contained in “Exhibit 2 attached to this resolution and incorporated herein by reference.



SECTION 3: ORDINANCE APPROVING THE POINT REYES AFFORDABLE
HOMES REZONING APPLICATION, SUBJECT TO CONDITIONS OF
APPROVAL AND IMPLEMENTATION OF A MITIGATION
MONITORING AND REPORTING PROGRAM

NOW, THEREFORE BE IT RESOLVED that the Marin County Board of Supervisors hereby.
enacts an ordinance amending Title 22 (Zoning) of the Marin County Code, which amendment
rezones Assessor’s Parcels 119-240-45, -46, -57, and -58 to the following zoning districts
pursuant to Marin County Code Chapter 22.90 and Exhibit “D” of the Point Reyes Affordable
Homes project, subject to the Conditions of Approval contained in “Exhibit 3” and
implementation of the Mitigation Monitoring and Reporting Program contained in “Exhibit 4” of
this resolution to the extent the mitigation measures contained therein are related to this approval.
Both Exhibit D, Exhibit 3, and Exhibit 4 are attached to this resolution and incorporated herein by

reference.

A. A Coastal, Residential Multiple Planned (C-RMP-3.2), 3.2 units per acre maximum density
zoning district shall govern the land area designated for the Williams Street Apartments as.
shown in Exhibit "D".

B. A Coastal, Residential Multiple Planned (GRMP-4.3), 4.3 units per acre maximum density
zoning district shall govern the land area designated for the Papermill Creek Apartments and
Homes as shown in Exhibit "D". .

C. A Coastal, Residential Multiple Planned Commercial (C-RMPC) zoning district shall govern
" the land area designated for future development of a public parking lot, restrooms, and
visitor-serving lodge uses as shown in Exhibit "D".

D. A Coastal, Open Area (C-OA) zoning district shall govern the land area designated for open
space conservation as shown in Exhibit "D". .

" SECTION 4: ACTION AND VOTE

This Ordinance shall be and is hereby declared to be in full force and effect as of thirty (30) days
from and after the date of its passage, and shall be published once before the expiration date of
fifteen (15) days after its passage, with the names of the Supervisors voting for and against the
same in the Marin Independent Journal, a newspaper of general circulation published in the

County of Marin.

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of
Marin, State of California, on the 19th day of March 2002, by the following vote to wit:

AYES: SUPERVISORS John B. Kress, Harold C. Brown, Jr., Steve Kinsey,
Annette Rose, Cynthia L. Murray, President

NOES: NONE

ABSENT:  NONE | g}/h %«L 7 |

CYNTHIA MURRAY, PRESIDENT
Attest*.’)ﬂ" f ) z Z ﬁ)

MARIN COUNTY BOARD OF SUPERVISORS
MARK J. RIESENFELD

CLERK OF THE BOARD OF SUPERVISORS

At
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Exhibit D: COASTAL ZONING PLAN




MARIN COUNTY BOARD OF SUPERVISORS
ORDINANCE NO. 3339

AN ORDINANCE WITH FINDINGS PURSUANT TO THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT AND WITH FINDINGS FOR PROJECT APPROVAL AND FOR DETERMINATION
OF PROJECT CONSISTENCY WITH APPLICABLE COUNTY PLANS THAT APPROVES
THE POINT REYES AFFORDABLE HOMES MASTER PLAN (MP 00-05) APPLICATION
857 MESA ROAD, POINT REYES STATION
ASSESSOR'S PARCELS 119-240-45, -46, -57, -58
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The Board of Supervisors of the County of Marin ordains as follows.
SECTIONI: CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

L WHEREAS an Environmental Impact Report (thereinafter, “EIR”) was prepared for the Point
Reyes Affordable Homes, Inc. (“Point Reyes Affordable Homes™) project by EDAW,
environmental consultant to the Marin County Community Development Agency — Planning
Division, pursuant to requirements of the California Environmental Quality Act (“CEQA,” Public
Resource Code Sections 21000-21177), State CEQA Guidelines, and County CEQA procedures.

II. 'WHEREAS on January 29, 2002, the Marin County Board of Supemsors adopted Resolution No.
2002-18 which certified the Final EIR for the Point Reyes Affordable Homes. pro_]ect as adequate
for purposes of taking an action on the project.

III. 'WHEREAS, based on the EIR and Addendum, the Marin County Board ‘Qf ~-ﬂSi1pervisors hereby
~makes findings pursuant to CEQA as contained in “Exhibit 1” attached to this resolution and
" incorporated herem by reference.

SECTION 2: FINDINGS RELEVANT TO MASTER PLAN AND FINDINGS FOR PROJECT
APPROVAL AND FOR DETERMINATION OF PROJECT CONSISTENCY
WITH APPLICABLE COUNTY PLANS

L WHEREAS the Marin County Board of Supervisors finds that Point Reyes Affordable Homes
submitted a Master Plan application for the project. Master Plan gproval is required by Sections
22.57.072 and 22.57.142 of Marin County Code for single- and two-family residential, public
parking lot, and overnight lodging buildings and uses in the proposed Coastal, Residential Multiple
Planned (C-RMP) and Coastal, Residential Multiple Planned Commercial (C-RMPC) zoning

districts.

IL WHEREAS the Marin County Board of Supervisors hereby makes findings for project approval
and for determination of project consistency with applicable County plans as contained in
“Exhibit 2” attached to this resolution and incorporated herein by reference.

SECTION 3: ORDINANCE APPROVING THE POINT REYES AFFORDABLE HOMES
MASTER PLAN APPLICATION, SUBJECT TO CONDITIONS OF APPROVAL
AND IMPLEMENTATION OF A MITIGATION MONITORING AND
REPORTING PROGRAM

NOW, THEREFORE BE IT RESOLVED that the Marin County Board of Supervisors hereby enacts an
ordinance which approves the Point Reyes Affordable Homes Master Plan (MP 00-05), subject to the
Conditions of Approval contained in “Exhibit 3” and implementation of the Mitigation Monitoring and
Reporting Program contained in “Exhibit 4” of this resolution. Both Exhibit 3 and Exhibit 4 are attached
to this resolution and incorporated herein by reference.
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SECTION 4: ACTION AND VOTE

This Ordinance shall be and is hereby declared to be in full force and effect as of thirty (30) days
from and after the date of its passage, and shall be published once before the expiration date of
fifteen (15) days after its passage, with the names of the Supervisors voting for and against the
same.in the Marin Independent Journal, a newspaper of general circulation published in the

County of Marin.

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of Marin,
State of California, on the 19th day of March 2002, by the following vote to wit:

AYES: SUPERVISORS John B. Kress, Harold C. Brown, Jr., Steve Kinsey,
Annette Rose, Cynthia L. Murray, President

NOES: NONE

ABSENT: NONI% ' - | @/0\%‘: d

" CYNTHIA MURRAY, PRESIDENT
MARIN COUNTY BOARD OF SUPERVISORS

s

MARK J. RIESENFELD * |
CLERK OF THE BOARD OF SUPERVISORS

'y
' lP



MARIN COUNTY BOARD OF SUPERVISORS

RESOLUTION NO. 2002-28

A RESOLUTION WITH FINDINGS PURSUANT TO THE CALIFORNIA ENVIRONMENTAL

QUALITY ACT AND WITH FINDINGS FOR PROJECT APPROVAL AND FOR DETERMINATION

OF PROJECT CONSISTENCY WITH APPLICABLE COUNTY PLANS THAT APPROVES THE
POINT REYES AFFORDABLE HOMES PRECISE DEVELOPMENT PLAN, COASTAL PERMIT,

AND SUBDIVISION APPLICATIONS (DP 00-22, CP 00-28, SD 00-04)
857 MESA ROAD, POINT REYES STATION
ASSESSOR'S PARCELS 119-240-45, -46, -57, -58

ERE R R R R R R EEEREEESEEE S5 5 5NN

SECTION I: CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

I

IL

WHEREAS an Environmental Impact Report (thereinafter, “EIR”) was prepared for the Point
Reyes Affordable Homes, Inc. (“Point . Reyes Affordable Homes”) project by EDAW,
environmental consultant to the Marin County Community Development Agency - Planning
Division, pursuant to requirements of the California Environmental Quality Act (“CEQA,” Public
Resource Code Sections 21000-21177), State CEQA Guidelines, and County CEQA procedures.

WHEREAS on January 29, 2002, the Marin County Board of Supervisors adoptéd Resolution No.
2002-18 which certified the Final EIR for the Point Reyes Affordable Homes project as adequate
for purposes of taking an action on the project. '

| 'WHEREAS, based on the EIR and an Addendum, the Marin County Board of Supervisors hereby

makes findings pursuant to CEQA as contained in “Exhibit 1” attached to this resolution and
incorporated herein by reference.

SECTION 2: FINDINGS RELEVANT TO PRECISE DEVELOPMENT PLAN, COASTAL

IL

PERMIT, AND SUBDIVISION AND FINDINGS FOR PROJECT APPROVAL
AND FOR DETERMINATION OF PROJECT CONSISTENCY WITH
APPLICABLE COUNTY PLANS

WHEREAS the Marin County Board of Supervisors finds that Point Reyes Affordable Homes
submitted an application for Precise Development Plan, Coastal Permit, and Subdivision (Vesting
Tentative Map) approval. The Precise Development Plan and Coastal Permit applications are
required for design approval of all on-site project features, including the Williams Street
Apartments, the Papermill Creek Apartments, and the Papermill Creek Homes. A Subdivision
(Vesting Tentative Map) application is required for the proposed division of the 18.6-acre property
into 13 lots.

WHEREAS the Marin County Board of Supervisors hereby makes findings for projéct approval
and for determination of project consistency with applicable County plans as contained in “Exhibit
2” attached to this resolution and incorporated herein by reference.
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SECTION 3: RESOLUTION -APPROVING THE POINT REYES AFFORDABLE
HOMES PRECISE DEVELOPMENT PLAN, COASTAL PERMIT, AND
SUBDVISION APPLICATIONS, SUBJECT TO CONDITIONS OF
APPROVAL AND IMPLEMENTATION OF A MITIGATION
MONITORING AND REPORTING PROGRAM

NOW, THEREFORE BE IT RESOLVED that the Marin County Board of Supervisors hereby
adopts this resolution which approves the Point Reyes Affordable Homes Precise Development
Plan (DP 00-22), Coastal Permit (CP 00-28), and Subdivision (SD 00-04) applications, subject to
the Conditions of Approval contained in “Exhibit 3” and implementation of the Mitigation
Monitoring and Reporting Program contained in “Exhibit 4” of this resolution. Both Exhibit 3
and Exhibit 4 are attached to this resolution and incorporated herein by reference.

SECTION 4: VOTE

AYES: SUPERVISORS John B. Kress, Harold C. Brown, Jr., Steve Kinsey,
Annette Rose, Cynthia L. Murray, President

NOES: NONE
ABSENT: NONE

CYNTHIA MURRAY, PRESIDENT
MARIN COUNTY BOARD OF SUPERVISORS

PR 4
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MARK J. RIESENFELD
CLERK OF THE BOARD OF SUPERVISORS
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“EXHIBIT 1”

FINDINGS PURSUANT TO THE CALIFORNIA ENVIRONMENTAL QUALITY ACT

Point Reyes Affordable Homes, Inc. Countywide Plan Amendment,
Community Plan Amendment, Local Coastal Program Amendment,

Rezoning, Coastal Permit, Master Plan, Precise Development Plan, and Subdivision

OVERVIEW

A.

Purpose of the Findings

These findings relate to the Point Reyes Affordable Housing Project and its alternatives, all of
which have been evaluated in the final environmental impact report (FEIR). The FEIR was
certified by the Marin County Board of Supervisors (Resolution No. 2002-18). The certified
FEIR was addended by the Addendum to the FEIR). The FEIR and its Addendum are
collectively referred to herein as the "EIR"). The EIR found that the Project resulted in
unavoidable significant effects on the environment that warranted consideration of an
alternative design for approval. The environmentally superior alternative that meets the
Project's basic objectives, Mitigated Altemnative ‘Option 2, has beeﬁ brought forward for
approval. These findings are made and adopted by the Marin County Board of Supervisors in
satisfaction of State and local requiremeﬁts relative to the environmental review, analysis,
consideration, and approval of Mitigated Alternative Option 2, and its environmental,
planning, zoning, and development documents. These findings provide the written analysis
and conclusions of the Board of Supervisors regarding Miti gated Altemative Option 2, which
has been found to result in less than significant impacts with respect to potential policy
conflicts. -They are divided into general sections. Each of these sections is further divided
into subsections, each of which addresses a particular impact topic and/or requirement of law.

At times, these findings refer to materials in the administrative record, which are either

 attached to these findings or are readily available for review at the County.

The Applicant and the Proposed Project

The applicant is Point Reyes Affordable Homes, Inc. The Proposed Project involves
conversion of the existing corral and grazing land to residential and future visitor serving
commercial uses, community. parking with restrooms, and community open space. Mitigated
Alternative Option 2 involves the same uses as the original Project, with minor variations in
the design to respond to less than significant environmental impacts of the Project.
Characteristics of the Project as originally designed are described first, followed by a
description of Mitigated Alternative Option 2.

Residential Units. A total of 36 residential units are proposed, including 27 affordable rental
units, 7 affordable for-sale units, and two market rate units. Twenty-seven housing units
would be built as rental units for very low and low income households. The Williams Street
Apartment, proposed for the western end of the site, would consist of 4 duplexes and 4 single
family homes, totaling 12 units with 24 bedrooms. The Papermill Creek Apartments,
proposed for the southwestern portion of the project site, would consist of 3 duplexes, 2
triplexes, 2 single family homes, and 1 manager unit, totaling 15 units with 28 bedrooms.
The 7 Papermill Creek Homes, proposed for the eastern portion of the project site, would
include 4 two-bedroom and 3 three-bedroom single family housing units to be sold to low and
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moderate low income households. One 5.39-acre lot would be developed and sold at market

rate. This property would include 1 three-bedroom main house, 1 one-bedroom guest house
(cottage), and a bamn.

Future Visitor-Serving Commercial Use. Approximately 2.13 acres of the site would be
reserved for a future visitor-serving commercial use, expected to be a bed-and-breakfast i inn,
youth hostel, or other similar visitor-serving use. It is expected that the future building size
would range from 13,000 to 17,000 square feet and would include two stories. The
commercial use is included in the proposed Master Plan for the project, and the project
would include construction of the water, wastewater, drainage, and road access improvements
needed for the visitor-serving commercial development. No other physical improvements for
this future use are proposed as part of the initial development.

The building, parking areas, and landscaping for the future commercial use are not
anticipated to be constructed until after January 1, 2006, and would be subject to their own
precise development plan review and approval. Once the precise development plan for the
commercial parcel .is submitted, Marin County CDA will conduct a preliminary
environmental review (in accordance with Section 15060 of the State CEQA Guidelines) to
determine whether any of the des:gn details would require subsequent environmental review.

For the purposes of presenting a complete project description with reasonably foreseeable
impacts, this EIR analyzes the potential environmental effects resulting from the parcel's

infrastructure improvements, and from future development of a two-story, 17,000-square-foot
bed-and-breakfast consisting of 20 guest rooms. This use represents a reasonably foreseeable
example of a possible future use of that portion of the project site.

Communitv Servfng and Conservation Uses. The Project mc]udes an approximately 0.83-
acre parcel for use as a 32-space unpaved, aggregate-surfaced pubhc parking lot with public
restrooms. Additionally, approximately 2.58 acres of the site is proposed to be dedicated as
permanent open space that would contain a wetland restoration and preservation area. The
project would include a 30-foot-wide unimproved public pedestrian easement extending from
the public parkmg lot/restroom area to the northeast boundary of the site.

Roadways. The Project includes construction of Williams Street to provide access from
Shoreline Highway to the Williams Street Apartments and to the market rate residence and
farm. The street would be 24 feet wide from Shoreline Highway to the Williams Street
Apartment complex, and would be 16 feet wide thereafter. (The EIR has found that a
roadway in the Williams Street right-of-way from Shoreline Highway could not be feasibly
constructed to avoid existing wetlands and a required 100-foot buffer around the wetlands,

which has led to consideration of modifications in accordance with Mitigated Alternative
Option 2, as discussed in the following section.). The project would also include construction
of Papermill Creek Road, a private 28-foot wide internal road providing access to the
Papermill Creek Apartments and Homes from Mesa Road, north of Commodore Webster
Drive. The Project includes construction: of 24-foot wide Bostick Avenue to provide access
to the public parking lot and restrooms. Williams Street would be paved up to the driveway.
entrance to the Williams Street Apartments, all of the Papermill Creek roadway would be
paved (not including the parking areas), and the initial 30 feet of Bostick Avenue would be
paved. The remaining portions of roadway would have an unpaved aggregate surface.

Water Supply Facilities. The Project includes construction of either a new 8-inch or 12-inch
water line to serve the project site. The water line is required to provide adequate fire flows
within the project site. The new water line would be installed parallel to and in replacement

Page 2
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of an existing 6-inch line from Point Reyes-Petaluma Road to the vicinity of the Williams
Street right-of-way. The project's internal water line would connect to the new water line
near this point, continue eastward, through the project site, and connect to an existing 8-inch
line located within Commodore Webster Drive to form a system loop.

Wastewater Treatment System. Each of the 12 wastewater generating parcels would be
served by its own on-site wastewater treatment and disposal system. Septic tanks would be
provided for primary treatment. Standard sub-surface leachfields would provide treatment
and disposal for all the parcels except the farm parcel, which would be served by a mound
system. Shallow perched groundwater in the northeast portion of the project site precludes
the use of standard leachfield within the farm parcel. Low-flow water fixtures would be used
in the public restrooms and all affordable residential units. The fixtures for the farm parcel
would be designed by the buyer, and the fixtures for the future commercial use would be
determined when the facility is designed in the future. The Project includes an on-site
stormwater collection and treatment system that includes the use of infiltration trenches, rock
drain trenches, and grassy swales.

On August 14, 2000, the County of Marin held a public scoping session (meeting) regarding
the Project. Approximately 50 people, attended and many people commented on a number of
issues. Comments received during the public scooping session were used to help identify
potentially significant environmental effects to be analyzed in depth in the Environmental
Impact Report for the Project. On May 9, 2001 a Draft Environmental Impact Report was
released for a 45-day public review period. Written and verbal comments received on the
Draft EIR were collected by the County and responded to in a Final EIR published on
November 29, 2001. On January 14, 2001, the Marin County Planning Commission held a
planning commission meeting regarding the Project's Final EIR | and unanimously
recommended that the Board of Supervisors certify the Point Reyes Affordable Housing Final
EIR as adequate and complete pursuant to CEQA. ‘ ’ '

As part of the analysis of the environmental impacts of the Project, alternatives to the Project
were evaluated in the EIR at a similar level of detail as the project to allow consideration of
project revisions to incorporate the provisions of mitigated alternatives without additional
CEQA review. Mitigated Alternative Option 2 was developed to provide an alternative that
avoids permanent surface encroachment within the 100-foot wetland buffers, and to provide
an alternative street layout that continues the modified grid pattern from the adjacent village
core onto the project site. The alternatives analysis in the FIR found that the Mitigated
Alternative Option 2 would be environmentally superior among all the alternatives that meet
the project objectives. . '

Subse(]uent tb the January 14, 2001 Planning Commission meeting, County staff

recommended that the project applicant modify the Project’s site layout to more closely
conform to the Mitigated Alternative Option 2.

Mitigated Alternative Option 2

Because the Project, as designed in the original proposal, would result in unavoidable
significant effects related to the filling of wetlands and encroachment into the buffer around
wetlands, Mitigated Alternative Option 2 was put forward by the applicant for adoption by
the Board of Supervisors. The Findings described below address the environmental effects of
Mitigated Alternative Option 2. The minor differences between the description of Mitigated
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A]ternatlve Option 2 and the Project as designed in the original proposal are presented, as
follows.

Mitigated Alternative Option 2 would include the same number of housing units as the
original Project, but would have 72 total bedrooms, rather than 73 as per the Project as
designed in the original proposal. Similar to the Project as originally designed, Mitigated
Alternative Option 2 would include the Papermill Creek Homes, market rate residential
parcel, public parking lot (12 spaces) and restrooms, future commercial use, roadway
improvements, onsite storm water and wastewater collection and treatment systems, a new
water line constructed in Shoreline Highway and the Williams Street right-of-way, and
dedication of permanent open space area. The Williams Street Apartments would be
designed to avoid encroachment within 100 feet of the wetlands in the northwest corner of the
project site. Six duplex apartment buildings (12 units total) would be spread over a larger
portion of the site than the original Project, with larger expanses of undeveloped land
between the buildings. No central commons would be constructed. A total of 35 resident and
guest parking spaces would be provided. The Williams Street Apartment complex would
house its own laundry facilities (under the Proposed Project, all laundry facilities would be
located at the Papermill Creek Apartments). Bostick Avenue would be constructed in a
manner that avoids encroachment within the wetland buffer. To minimize indirect impacts to
the northwestern onsite wetland, the water line would be constructed during the dry season,
would be located downgradient of the wetlands, and 3:1 compensatory mitigation would be
performed for all wetland areas within 100 feet of the buried water line.

The layout of the Papermill Creek Apartments would also be slightly modified. Seven
duplexes and a manager unit (a total of 15 units) would be spread over a larger portion of the
site than the original Project. The apartment buildings would be generally oriented in an east-
west trending direction. A total of 35 resident and guest parking spaces, including 4 parking
spaces for the manager's unit, would be provided. The layout for the Papermill Creek Homes
would be modified such that all of the homes would be aligned in a row along the north and
east side of Papermill Creek Drive, and would generally face outward toward the USCG
housing complex and Lagunitas Creek (i.e.; Papermill Creek).

The wastewater and storm water treatment and collection system wou]d be modified from the
Project's preliminary design: Descriptions of these systems are prov1ded in Appendix D of
the EIR. The Williams Street Apartments: leachfield and the commercial parcel leachfield
would be located in generally the same locations as the Proposed Project, but have been
reconfigured to avoid encroachment within the 100-foot wetland buffers. The leachfields for
the Papermill Creek Apartments and the Papermill Creek Homes have been relocated and
reconfigured to maintain a 100-foot wetland setback. The leachfield area for the public
restrooms would be re]ocated slightly to the north, and would be shorter and wider than the

Project.

A grass swale would be constructed north of the Williams Street Apartments to collect and
route storm water runoff from the West Marin School toward the central open space area.
Grass swales within the Williams Street Apartment complex would route storm water from
the complex toward the central open space area.

As with the original Project, Mitigated Alternative Option 2 would include a Marin
Countywide Plan Amendment, Point Reyes Station Community Plan Amendment, Local
Coastal Plan Amendment, Rezone, Master Plan, Precise Development Plan, Subdivision
Vesting Tentative Map, and a Coastal Permit. Similar to the Proposed Project, the project site
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would be rezoned for the affordable housing portions of the site to Coastal, Residential, -
Multiple Planned Commercial (C-RMPC) and Coastal, Residential, Multiple Planned (C-
RMP) zoning districts. The market rate farm residence parcel would retain its current C-R-
A:B-3 zoning. As with the Project as originally proposed, this alternative would include a
Countywide Plan Amendment to change the site's C-SF4 land use designation to C-MF2,
which allows multiple-family residential development. Similar to the original Project, the
applicant will submit a separate Precise Development Plan application for development of the
future commercial use.

This Project would maintain permanent access along the existing onsite pathway for residents
of the USCG housing complex and includes dedication of a 10-foot-wide public pedestrian
access easement that would connect the eastern end of Papermill Creek Road to the USCG
housing complex.

Defined Terms

To provide consistency in the use of terms and to increase readability, these findings often
provide short parenthetical terms for certain longer, more encompassing terms or concepts.
Unless the context requires a different meaning, any term or phrase used in these findings,
which has; its first letter capitalized shall have that meaning given to it by these findings.
Certain such terms and phrases are referenced below, while others are defined where they
appear in the text of these findings.

Applicant - Point Reyes Affordable Homes, Inc.
"~ CEQA - The California Environmental Quality Act: Public Resources Code §21000 et seq.

Condition - An addpted Condition of Approval for the Point Reyes Affordable Housing
Project contained in "Exhibit 3" of the approval resolutlon and incorporated herein by
reference. ,

County - The County of Marin.

‘Countywide Plan - The Marin Countywide Plan, which is the Countys General Plan
indicating land use designations and plan policies.

EIR - The term "EIR" (environmental impact report) is.a general reference to the Final
Environmental Impact Report, and other documents incorporated by reference into the Final
EIR, including the Appendices (Volume II), Amendment to the Final EIR, and other
documents incorporated by reference into the Final EIR and the Addendum to the Final EIR.

Mitigation Measures — CEQA requires that, where feasjBle, significant impacts of a project
be avoided or mitigated. Measures to avoid or mitigate such impacts are referred to herein as
Mitigation Measures.

MMRP - The term "MMRP" (Mitigation Monitoring and Reporting Program) refers to a
mitigation monitoring program that is adopted if a project is approved with an EIR that
identifies significant environmental impacts pursuant to Public Resources Code §21081.6.
The MMRP, derived from Appendix C of the EIR and contained in "Exhibit 4" of the
approved resolutions and incorporated herein by reference, is designed to ensure project
compliance with adopted Mitigation Measures during project implementation.
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Proposed Project - The Point Reyes Home, Inc., development proposal for the Point Reyes
Affordable Housing Project as described in Sechon 1.B. above. This is the "Project” pursuant

to CEQA §21065 and State CEQA Guidelines §15378.

State CEQA Guidelines — The State regulations implementing CEQA; California Code of
Regulations, Title 14, Chapter 3 §15000 et seq.

Severabi]ity

If any term, provision, or portion of these findings or the application of same to a particular
situation is held by a court of competent jurisdiction to be invalid, void or unenforceable, the
remaining provisions of these findings, or the application of the same to other situations, shall
continue in full force and effect unless amended or modified by the County.

Projvect EIR

The EIR was prepared to examine the environmental impact of a specific development

project pursuant to the State CEQA "Guidelines §15161. It is intended to serve as the

environmental documentation for the Proposed Project, consisting of all the discretionary
actions necessary for project implementation. The EIR provides a complete evaluation of not
only the Project, but also the cumulative impacts of the Project along with other existing and
proposed uses, and alternatives to the Project, including the mitigated alternative and
mitigated alternative option 2, which were evaluated at a similar level of detail as the project
and minor modifications which were adopted in conformance with Mitigated Alternative
Option 2. The EIR is also interided to serve as the environmental documentation for all
County and other public agency actions subsequent to the actions in the resolutions to which
these findings are attached, including approvals, permits, or other entitlements granted or
issues in connection with the planning, approval, construction, operation, and maintenance of
the development contemplated by the Proposed Project.

The planning and project review process of Marin County provides for various development
permit applications, including but not limited to Master Plans, Use permits, Tentative and
Final Subdivision Maps, Precise Development Plans, Improvement Plans, and grading and
building permits. A project sponsor may file development applications necessary for a
project concurrently or in stages at succeeding steps of the planning and development plans,
rather than detailed, specific design-level plans required for a Precise Development Plan
apphcat]on and development applications of later stages of the planning and project review
process. Often, design-level plan applications are not prepared and filed until after Master
Plan approval. Point Reyes Affordable Homes, Inc. has filed Master Plan and Precise
Development Plan applications for the Proposed Project, with the exception of precise plans
for the future commercial use, which will be submitted at a later date.. The EIR was prepared
to address all phases of project implementation, including planning, approval, construction
operation and ‘maintenance of the development contemplated by the Proposed Project,
consistent with provisions of State CEQA Guidelines §15146 for degree of specificity
required in the EIR. Therefore, the EIR is written to serve as a project-specific EIR
consistent with the provisions of State CEQA Guidelines ' 15161.
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1L FINDINGS ARE DETERMINATIVE

WHEREAS the Board of Supervisors recognizes that there may be differences in and among the different
sources of information and opinions offered in the documents and testimony that make up the EIR and the
administrative record; that experts can disagree; and that the Board of Supervisors must base its decisions
and these findings on the substantial evidence in the record that it finds most compelling. Therefore, by
these findings, the Board of Supervisors ratifies, clarifies, and/or makes insignificant modifications to the
EIR and resolves that these findings and the Mitigation Monitoring and Reporting Program contained in
Exhibit 4 of the approval resolutions, as implemented by the Conditions of Approval contained in Exhibit
3 of the approval resolutions, shall control and are determinative of the significant impacts of the Project
and requirements imposed specifically on Mitigated Alternative Option 2 in response to those impacts.
Both Exhibits 3 and 4 are incorporated herein by this reference as if set forth herein in full..

Iv. MITIGATION MEASURES AND CONDITIONS OF APPROVAL IN FULL

WHEREAS the Board of Supervisors has modified the Project as ori ginally proposed, by the approval of
Mitigated Alternative Option 2, and adoption of Conditions of Approval (Exhibit 3), Mitigation
Monitoring and Reporting Program (Exhibit 4), and these findings, to attempt to avoid or mitigate to a
less-than-significant level all environmental impacts, and to otherwise consider, address and resolve all of

- the environmental concemns raised during public review of the EIR. The discussion which follows under

.the caption "Facts" for each significant impact recites some of the background environmental impact
information related to Mitigated Alternative Option 2; the finding made by the Board of Supervisors is set
forth under the caption "CEQA §21081(a) Finding; "and the discussion under the caption "Evidence
Supporting the Finding" contains substantiating information about what miti gation is provided and how it
reduces the significant impact. Therefore, The Board of Supervisors finds that the specific references to
Mitigation Measures and Conditions of Approval provided herein are intended to indicate where the
_particular measure or condition can be found and not to indicate that adoption of the precise mitigation or
econdition is limited to the information in the findings, where instead, the referenced Mitigation Measures
and Conditions of Approval are adopted in full. ~* '

V. CONCURRENCE WITH POTENTIAL IMPACTS DETERMINED TO BE LESS-THAN-
SIGNIFICANT IMPACTS WITHOUT NEED FOR IMPOSITION OF MITIGATION

WHEREAS the Board of Supervisors has reviewed and considered the information in the EIR, including
Chapters 4, 5, and 6, addressing environmental effects, mitigation measures, and alternatives, and said
chapter identifies certain conclusions that Mitigated Alternative Option 2 would cause environmental
impacts that are less-than-significant without imposition of mitigation.  Therefore, the Board of
Supervisors, relying on the facts and analysis in the EIR, which was presented to the Board of Supervisors
and reviewed and considered prior to any approvals for the development pursuant to the minor
modifications made to conform with Mitigated Alternative Option 2, concurs with the conclusions of the
EIR regarding the less-than-significant environmental impacts of the Proposed Project.

VI. CEQA §21081(a) FINDINGS REGARDING SIGNIFICANT IMPACTS

WHEREAS the EIR identifies certain significant environmental impacts caused by Mitigated Alternative
Option 2 and recommends specific mitigation measures to reduce these impacts to a less-than-significant
level and the Board of Supervisors has certified the EIR as being adequate according to CEQA and has
‘reviewed and considered the information in the EIR and in the entire record; therefore, the Board of
Supervisors makes specific findings, as follows, for each significant mmpact, pursuant to CEQA
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§21081(a), based not only on the EIR, but on the evidence in the entire record, including written and oral
testimony to the Board of Supervisors.

According to CEQA §21081 no public agency shall approve or carry out a project for which an
environmental impact report has been certified which identified one or more significant effects on the
environment that would occur if the project is approved or carried out unless both of the following occur:

1. * The public agency makes one or more of the following findings with respect to each
significant effect:

a. Changes or alternations have been required in, or incorporated into, the project, which
mitigate or avoid the significant effects on the environment (referred to herein as:
"Finding 1: The impact is mitigated to a less-than-significant level.")

b. Those changes or alterations are within the responsibility and jurisdiction of another
public agency and have been, or can and should be, adopted by that other agency
(referred to herein as "Finding 2: Another public agency can and should mitigate the
impact.”) ,

c.  Specific economic, legal, social, technological, or other considerations, i'nc]ﬁding
consideration for the provision of employment opportunities for highly trained workers,
make infeasible the mitigation measures or alternatives identified in the environmental
impact report (referred to herein as: "Finding 3: Specxﬁc consideration make mitigation
measures or alternatives infeasible. " or if the impact is partially. mitigated, but not to a
less-than-si gmf cant level; "Finding 3: The impact would be mitigated, but not to a less-
than-significant level. Special considerations make further mitigation measures or
alternatives infeasible.")

2. With respeét to the significant effects, which were subject to Finding 3 described above, the
public agency finds that specific overriding economic, legal, social, technological, or other
benefits of the project outweigh the significant effects on the environment.

The following facts, findings, and substantial evidence supporting the Findings related to significant
effects of Mitigated Alternative Option 2 do not repeat the full analysis of impacts and description of
mitigation measures contained in.documents making up the administrative record. Instead, the following
discussion specifically references particular locations in documents containing such information (e.g.,
specific pages in the EIR or specific conditions of approval). The referenced documents are either
included or attached herein, or are readily available to the public for review at the Marin County
Community Development Agency - Planning Division, 3501 Civic Center Drive, Room 308, San
Rafael, California. The numerical assignments used in these facts, findings, and substantial
supporting evidence corresponds exactly to the numbering system used in the EIR.

IMPACT 4.4-2: COMPLIANCE WITH COUNTY STANDARDS - SEPTIC TANK VENTS.

Facts

The EIR found that the design for the proposed septic tanks does not include the MCEHS-required 2-inch
vent that must be placed to the top of each septic tank’s baffle wall. Without these vents, the septic
systems could overflow, creating potential public health hazards. This impact is discussed on page 6-60

of the EIR.
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CEQA §21081(A) FINDING

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based upon the EIR and the entire record, this septic tank vents impact is mitigated to a less-than-
significant level by the imposition of Condition 67, which implements Mitigation Measure 4.4-2 found in
the MMRP and on page 4.4-15 of the EIR. With the mitigation measure, this impact would be reduced to
a less-than-significant level because the applicant shall construct a two-inch vent on the baffle wall of all
septic tanks to comply with county standards. :

IMPACT 4.4-3: POTENTIAL OVERFLOW OF WASTEWATER TREATMENT SYSTEM.

Facts

The EIR found that the proposed design for these systems depicts an overflow pipe to an emergency
storage tank, but the plan does not specify the size of the dosing chambers or emergency storage tanks. If
the dosing chambers or emergency storage tanks are not properly sized, the septic systems could overflow
during a power outage or pump failure, creating potential public health hazards. This mmpact is discussed
on pages 6-60 and 6-61 of the EIR. '

CEQA §21081(A) FINDING

Finding 1: This impact is mitigated to a less-than-significant level.

) Evidence Supporting the Finding

Based upon the EIR and the entire record, this potential overflow of wastewater treatment system impact
is mitigated to a less-than-significant level by the imposition of Condition 68, which implements
Mitigation Measure 4.4-3 found in the MMRP and on page 4.4-16 of the EIR. With the mitigation
measure, this impact would be reduced to a less-than-significant level because the dosing chambers and
overflow tanks for the pressurized systems shall be sized to accommodate the peak day wastewater
generation volume for the corresponding Jand use to ensure compliance with County standards. In
addition, Condition 68 requires that the following measures shall be implemented by the applicant: (1)
high water alarms shall be installed in all wastewater pumping systems, in accordance with County
standards, to alert the operator or maintenance staff of a high level in the pump tank; (2) all pumping
systems shall include provisions for extended operation during general power outages using a portable
emergency generator; and (3) scheduled and emergency maintenance of pressurized systems shall be
performed by a licensed septic system, pump, or plumbing contractor, septic system pumping service, or
other qualified maintenance person as identified in an Operating Permit, if issued for the system by the
County

IMPACT 4.4-4: COMPLIANCE WITH COUNTY STANDARDS - SEPTIC TANK SIZING.

Facts

The EIR found that if the septic tanks were not designed to meet MCEHS standards for sizing, Mitigated
Alternative Option 2 would not be in compliance with MCEHS standards. The project sponsor has not
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provided information regarding proposed septic tank sizes for Mitigated Altemative Option 2. This ‘
impact is discussed on page 6-61 of the EIR.

CEQA §21081(A) FINDING

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based upon the EIR and the entire record th1s septic tank sizing impact is mmgated to a less-than-
significant level by the imposition of Condition 69, which implements Miti gation Measure 4.4-4 found in
the MMRP and on page 6-61 of the EIR. With the mitigation measure, this impact would be reduced to a
less-than-significant level because the project shall include septic tank capacity sufficient to provide 2
days of detention volume for all parcels to comply with county standards for septic tank design.

IMPACT 4.4-5: COMPLIANCE WITH COUNTY STANDARDS - PUBLIC RESTROOM
WASTEWATER TREATMENT SYSTEM.

Facts

The EIR found that if ultra low flush and very low flow fixtures are not used for the public restréoms the
proposed leach field might not meet MCEHS Standards for sizing and could compromlse the
effectiveness of the system. This impact is discussed on page 6-61 of the EIR.

CEQA §21081(a) Finding

Finding 1: This impact 1s mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based upon the EIR and the entire record, this public restroom wastewater treatment system impact is
mitigated to a less-than-significant level by the imposition of Condition 70, which implements Mitigation
Measure 4.4-5 found in the MMRP and on page 4.4-17 as Mmgatlon Measure 4.4-6 of the EIR. With the
mitigation measure, this impact would be reduced to a less-than-significant level because the project
proponent shall design the project's wastewater treatment system for the public restrooms according to
one of the following: (1) ultra low flush urinals and very low flow toilets that generate an average of 2
gpd/person or less shall be used for the public restrooms; or if (2) low flow fixtures that generate an
average of 3.5 gpd/person or less shall be used, a 2 SOO-gallon septic tank shall be installed, and a 5,040
square-foot leachfield shall be constructed for the public restrooms. In addition, the project sponsor shall
provide documentation to MCEHS sufficient to demonstrate compliance with MCEHS standards for
leachfield sizing.

IMPACT 4.5-2: INCREASED OFFSITE SURFACE RUNOFF - OVERLAND FLOWS.

Facts .

The EIR found that construction-induced and project-related contaminants and sediment could potentially
clog the trench media, reducing the infiltration capacity of the trenches. A reduction of infiltration
capacity would increase offsite flow rates, potentially contributing to localized flooding in offsite
downgradient areas. This impact is discussed on page 6-62 of the EIR.
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CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

EVINENCE SUPPORTING THE FINDING

Based upon the EIR and the entire record, this increased offsite surface runoff impact is mitigated to a
less-than-significant level by the imposition of Condition 71, which implements Mitigation Measure 4.5-2
found in the MMRP and on pages 6-64 and 6-65 of the EIR. With Miti gation Measure 4.5-2, this impact
would be reduced to a Jess-than-significant level because: (1) the capacity of the proposed retention
facilities shall be sized to accommodate any school runoff to accommodate surface runoff from the West
Marin School; and (2) surface runoff shall be filtered prior to reaching the infiltration trenches to reduce
contaminants and sediment that could clog the trench media to promote a long design life of the
infiltration trenches. Filtering devices may include, but not be limited to, biofilter strips and vegetated
channels. These features shall be subject to review and approval by Marin County prior to
implementation.

During construction, additional measures shall be taken to provide additional protection against the failure
of the infiltration trenches such as providing adequate protection from siltation of trench drains through
the use of best management practices (BMP), revegetating exposed soils, and washing drain rock prior to
installation into the excavations.

IMPACT 4.5-4: CONSTRUCTION-RELATED WATER QUALITY DEGRADATION.

Facts

The EIR found that project-related construction would expose onsite soils to wind and water erosion that

~could result in sediment being carried into Lagunitas Creek. In addition, stormwater contact with
eonstruction materials and potential leaks of fuels or fluids from construction vehicles or equipment could
contaminate surface or groundwater. This impact is discussed on page 6-62 of the EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-si gnificant level.

Evidence Supporting the Finding

Based upon the EIR and the entire record, this construction-related water quality degradation impact is
mitigated to a less-than-significant level by the imposition of Condition 72, which implements Mitigation
Measure 4.5-4 found in the MMRP and on page 4.5-5 of the EIR. This mitigation measure Tequires the
applicant to implement erosion and sedimentation Best Management Practices to protect the water quality
of Lagunitas Creek and local groundwater, in accordance with Marin County Code Chapters 23.08 and
24.04. BMPs are subject to review and approval by Marin County Department of Public Works and shall
be implemented during project construction.  According to Marin County Code Section 24.04.625,
grading shall not be conducted during the rainy season (October 15 through April .15) without prior
approval by Marin County Department of Public Works.

In addition, Condition 72 also requires the applicant to implement the following measures in accordance

with the Local Coastal Plan: (1) sediment basins (including debris basins, desilting basins, or silt traps)

shall be installed on the project site in conjunction with initial grading operations and maintained through

the development process to remove sediment from runoff waters; (2) temporary vegetation, seeding,
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mulching, or other suitable stabilization methods shall be used to protect soils exposed during grading; (3)
all topsoil removed by grading operations shall be stockpiled for reuse onsite and shall be protected from
compaction, wind, and erosion during stockpiling.

IMPACT 4.5-6: GROUNDWATER QUALITY DEGRADATION FROM WASTEWATER
TREATMENT SYSTEMS.

Facts

The EIR found that if ultra-low flush urinals and very low flow toilets are not used for the public
restroom, the proposed leachfield would not meet MCEHS standards for sizing and could result in
groundwater quality degradation from insufficient wastewater treatment. This impact is discussed on
" page 6-62 of the EIR.

CEQA §21081(A) FINDING

Finding 1: This impact is mitigated to a less-than-significant level.

Evidéncg Supporting the Finding

Based upon the EIR and the entire record, this groundwater quality degradation impact is mitigated to a
less-than-significant level by the imposition of Condition 70, which implements Mitigation Measure 4.5-6
found in the MMRP and on page 4.5-35 of the EIR. - With this mitigation measure, this impact would be
reduced to a less-than-significant level because the applicant would be required to implement Mitigation
Measure 4.4-5 found in the MMRP and on page 4.4-17 as Mitigation Measure 4.4-6 of the EIR. As a
result, if ultra low flush and low flow fixtures were not used, the applicant would be required to design
the project's wastewater system for the public restrooms in compliance with MCEHS sizing standards for
“The public restroom septic tank and leachfield reducmg the risk of groundwater quality degradation from
insufficient wastewater treatment.

IMPACT 4.5-9: EFFECTS ON WATER QUALITY OF LAGUNITAS CREEK FROM
GROUNDWATER.

Facts

The EIR found that inadequate treatment of wastewater poses a risk of degrading the groundwater
beneath the project site, which could potentially degrade the water quality of Lagunitas Creek. If ultra-
low flush urinals and very low flow toilets are not used for the public restroom, the proposed leachfield
would not meet MCEHS standards for sizing and could result in insufficient wastewater treatment. This
impact is discussed on page 6-63 of the EIR.

CEQA §21081(a) Finding
Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the F inding

Based upon the EIR and the entire record, this water quality impact is mitigated to a less-than-significant

level by the imposition of Condition 70, which implements Mitigation Measure 4.5-9 found in the MMRP

and on page 4.5-35 of the EIR. With this mitigation measure, this impact would be reduced to a less-

than-significant level because the applicant would be required to implement Mitigation Measure 4.4-5
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found in the MMRP and on page 4.4-17 as Mitigation Measure 4.4-6 of the EIR. As a result, the -
applicant would be required to design the project's wastewater system for the public restrooms to comply
with MCEHS sizing standards for the public restroom septic tank and leachfield reducing the risk of water

quality degradation.

'IMPACT 4.5-12: CUMULATIVE CONSTRUCTION-RELATED WATER QUALITY

DEGRADATION.

Facts

The EIR found that construction of the cumulative projects would expose onsite soils to wind and water
erosion that could result in sediment being carried into Lagunitas Creek. In addition, stormwater contact
with construction materials and potential leaks of fuels or fluids from construction vehicles or equipment
could contaminate surface or groundwater. This impact is discussed on pages 6-63 and 6-64 of the EIR.

CEQA §21081(A) FINDING

. Finding 1: This impaét is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based upon the EIR and the entire record, this cumulative construction-related water quality degradation

impact is mitigated to a less-than-significant level by the imposition of Condition 72, which implements
Mitigation Measure 4.5-12 found in the MMRP and on page 4.5-35 of the EIR. With this mitigation
measure, this impact would be reduced to a less-than-significant level because the applicant would be
required to- implement Mitigation Measure 4.5-4. As a result, the applicant shall implement Best
Management Practices to protect the water quality of Lagunitas Creek and local groundwater.

IMPACT 4.5-14: CUMULATIVE EFFECTS ON WATER QUALITY OF LAGUNITAS CREEK.

Facts

The EIR found that if the wastewater and surface runoff from the cumulative projects are not properly
treated, these projects could have cumulative impacts on the water quality of Lagunitas Creek. This
impact is discussed on page 6-64 of the EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based upon the EIR and the entire record, this cumulative water quality impact is miti gated to a less-than-
significant level by the imposition of Condition 71, which implements Mitigation Measure 4.5-14 found
in the MMRP and on page 4.5-36 of the EIR. With this mitigation measure, this impact would be reduced
to a less-than-significant level because the applicant would be required to implement Mitigation Measures
4.4-2, 4.4-3, 4.4-4, and 4.4-5 (Conditions 67, 68, 69, and 70) found in the MMRP and on pages 4.4-15,
4.4-16, 6-61, and 4.4-17 as Mitigation Measure 4.4-6 of the EIR. As a result, the project's wastewater
treatment systems including septic tanks, dosing chambers, overflow tanks, and leach fields, would be
designed in accordance with the County's standards to ensure proper treatment of wastewater and

captured runoff.
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IMPACT 4.6-2: EARTHQUAKE GROUND SHAKING. -

Facts

The EIR found that Mitigated Alternative Option 2 would likely to be subjected to at least one moderate
to severe earthquake that would cause strong to very strong earthquake groundshaking and could cause
substantial damage to proposed structures, and in extreme cases, loss of life. This impact is discussed on
page 6-65 of the EIR.

CEQA §21081(2) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based upon the EIR and the entire record, this earthquake ground shaking impact is mitigated to a less-
than-significant level by the imposition of Conditions 73 and 74, which implement Mitigation Measure
4.6-2 found in the MMRP and on pages 4.6-15 and 4.6-16 of the EIR. With the mitigation measure, this
impact would be reduced to a less-than-significant level because: (1) the project applicant shall secure a
California-Certified Engineering Geologist and Civil Engineer to provide the project Structural Engineer
" with seismic design criteria and recommendations based on State and County regulations for development
in areas exposed to moderate to severe earthquakes, which shall be approved by the County of Marin
Public Works Division; (2) the Applicant would be required to use appropriate grading and design, in
accordance with UBC and Marin County Code requirements; (3) fill used during construction of the
project shall be properly designed with subsurface drainage and adequately compacted to significantly
reduce fill settlement; and (4) prior to issuance of any grading or construction permits the applicant shall
~“Submit for review and approval by the County a design-level geotechnical investigation.

IMPACT 4.6-8: EXPANSIVE SOIL.
Facts
The EIR found that the isolated zones of slightly to moderately expansive soil are located within the

project site and Mitigated Alternative Option 2, therefore, has the potential to expose people and
structures to damage from expansive soil. This impact is discussed on page 6-66 of the EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this expansive soil impact is mitigated to a less-than-significant
level by the imposition of Condition 75, which corresponds to Mitigation Measures 4.6-8 found in the
MMRP and on page 4.6-16 of the EIR. With this mitigation measure, this impact would be reduced to a
less-than-significant level because specific recommendations for mitigation of expansive soils under
pavements and structures shall be provided, as part of the design-level geotechnical report. In addition,
geotechnical and foundation design features to avoid the potential for expansive soil damage shall be
implemented, as approved by the County of Marin Building Inspection Division.
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IMPACT 4.7-2: CONSTRUCTION-RELATED LIGHTING.

Facts
The EIR found that Mitigated Alternative Option 2 could result in construction hghtmg during nighttime

hours, which could be considered obtrusive to residential and commercial uses adjacent to the project site,
and could also temporarily contribute to sky glow. This impact is discussed on page 6-67 of the EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this construction-related lighting impact is mitigated to a less-
than-significant level by the imposition of Condition 76, which corresponds to Mitigation Measure 4.7-2
found in the MMRP and on page 4.7-14 of the EIR. With this mitigation measure, this impact would be
reduced to a less-than-significant level because construction shall only occur during daylight hours to
eliminate the need for nighttime construction lighting.

IMPACT 4.7-4: NIGHTTIME EFFECTS OF VEHICLE HEADLIGHTS.

Facts

The EIR found that headlights from vehicles traveling within the project site would create a new source of
nighttime glare for the residences along the western site boundary and the residence adjacent to Bostick
Avenue. This impact is discussed on page 6-68 of the EIR.

"CEOA §21081(a) Finding

oy

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this impact is mitigated to a less-than-significant level by the
imposition of Condition 77, which corresponds to Mitigation Measure 4.7-4 found in the MMRP and on
page 4.7-14 of the EIR. With this mitigation measure, this impact would be reduced to a less-than-
significant level because the applicant shall implement at least one of the following measures: (1) the
landscape plan shall include sufficient shrubbery along the western side boundary and along the western
side of the Bostick Avenue right-of-way to screen headlight glare; and (2) fencing shall be installed along
the western site boundary and along the western side of the Bostick Avenue right-of-way and shall be
between 4 and 6 feet in height. Final fencing design shall be approved by the Marin County Community
Development Agency prior to construction.

IMPACT 4.8-4: ADEQUACY OF VISITOR SERVING COMMERCIAL PARKING.

Facts

The EIR found that if the future visitor serving commercial use were to provide inadequate parking
spaces, offsite areas could be adversely affected. Site planning for the future visitor serving commercial
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use, however, has yet to occur, so parking supply has not been determined. This impact is discussed on _
page 6-70 of the EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this impact is mitigated to a less-than-significant level by the
imposition of Condition 78, which corresponds to Mitigation Measure 4.8-4 found in the MMRP and on
page 4.8-21 of the EIR. With this mitigation measure, this impact would be reduced to a less-than-
significant level because any future project proposed for the visitor serving commercial use shall include
adequate parking spaces sufficient to ensure that offsite areas are not adversely affected.

IMPACT 4.8-8: INTERSECTION SIGHT DISTANCES.

Facts

The EIR found that southeast-bound vehicles entering Papermill Creek Road from Mesa Road would not
have adequate visibility to make safe tuming decisions, and drivers may not consider looking for
northbound Mesa Road traffic before proceeding through the intersection and therefore, this would
increase the risk of accidents at the proposed intersection This impact is' discussed on page 6-70 of the

EIR.

CEOQA §21081(a) Finding

-Finding 1: This impact is mitigated to a less-than-significant level.

3

Evidence Supporting the Finding

Based on the EIR and the entire record, this intersection sight distance impact is mitigated to a less-than-
significant level by the imposition of Condition 79, which corresponds to Mitigation Measure 4.8-8 found
in the MMRP and on page 4.8-21 of the EIR. With this mitigation measure, this impact would be reduced
to a less-than-significant level because prior to occupation of the project, a stop sign shall be erected at
the Mesa Road/Papermill Creek Road intersection to stop northbound traffic.

IMPACT 4.8-11: CONSTRUCTION - RELATED TRAFFIC, PEDESTRIAN, AND BICYCLE
IMPACTS (PROJECT SITE). :
Facts '

The EIR found that additional construction-related trips, which include truck delivery trips and
construction worker trips would add vehicles to local residential collector roadways and access to
driveways adjacent to Shoreline Highway may be temporarily interrupted on occasion. In addition, the
potential for pedestrian or bicycle conflicts could exist. This impact is discussed on page 6-72 of the EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level
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Evidence Supporting the Finding

Based on the EIR and the entire record, this construction-related traffic impact is mitigated to a less-than- -
significant level, by the imposition of Condition 80, which corresponds to Mitigation Measure 4.8-11
found in the MMRP and on page 4.8-21 of the EIR. With this mitigation measure, this impact would be
reduced to a less-than-significant level because a construction traffic management plan shall be prepared
‘before the start of construction to minimize construction-related traffic impacts. In addition, a safe
"route-to-school” plan should be developed as part of the traffic management plan. '

IMPACT 4.9-1: SHORT-TERM INCREASES IN REGIONAL CRITERIA POLLUTANTS.

Facts

The EIR found that project construction and farming activities would temporarily generate NO,, ROG,
and PM,o emissions and that Mitigated Alternative Option 2 does not include Bay Area Air Quality
Management District (BAAQMD) construction control mitigation measures as a part of the project. This
impact is discussed on page 6-73 of the EIR. :

CEQA §21081(a) Finding

Finding 1: This impact 1s mitigated to a less-than-significant level

Evidence Supporting the Finding

Based on the EIR and the entire record, this short-term impact to air quality is mitigated to a less-than-
significant level, by the imposition of Condition 81, which corresponds to Mitigation Measure 4.9-1
found in the MMRP and on pages 4.9-15 and 4.9-16 of the EIR. With these mitigation measures, the

_mpacts would be reduced to a less-than-significant level because applicable BAAQMD Basic and
Enhanced Control Measures controls shall be implemented at all construction sites. Specific control
measures include watering all active construction areas at least twice daily, covering trucks hauling soil,
applying water or soil stabilizers on all unpaved access roads, parking areas, and staging areas, sweeping
daily all paved access roads, and sweeping streets daily. ‘

To reduce potential farm-related increases in airborne concentrations of fugitive dust at nearby residential
dwellings and the West Marin School, dust control measures shall be implemented such as watering
active soil disturbance areas at least twice daily, enclosing, covering, or watering twice daily exposed
stockpiles, and limiting vehicle speeds in unpaved areas.

iMPACT 4.10-1: ,CONSTRUCTION-GENERATED' NOISE.
Facts

The EIR found that noise-generating construction activities associated with the project could result in
increases in average daily noise levels of 3 dBA or greater at nearby noise-sensitive receptors, which
exceeds the County’s land use compatibility noise thresholds. In addition interior noise levels at the
nearby West Marin School could potentially exceed 45 dBA L., associated with construction of the
proposed Williams Street Apartments. This impact is discussed on page 6-74 of the EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level
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Evidence Supporting the Finding

Based on the EIR and the entire record, this construction-generated noise impact is mitigated to a less-
than-significant level, by the imposition of Condition 82, which corresponds to Mltlgatlon Measure 4.10-
1 found in the MMRP and on page 4.10-13 of the EIR. This mitigation measure requires the construction
contractor to limit the hours of construction to the times between 7 am. and 5 p.m., Monday through
Friday and 9 am. and 4 p.m. on Saturday. No construction shall be allowed on Sundays or holidays.
Equipment engine doors on motorized equipment shall be closed during equipment operation, as well as
all construction equlpment shall be equipped with mufflers. Motorized construction equipment shall not
be left idling, when not in use. Stationary noise-generating construction equipment shall be located at the
greatest distance possible from nearby noise-sensitive lands uses and an acoustic barrier shall be
constructed along the northwestern boundary of the project site (along the West Marin School property

line).

~ Additionally, West Marin School shall be given written notice of the following information: (1) the
location of proposed construction activities, including haul truck routes; (2) the hours and dates during
which construction activities are antlclpated to occur; (3) the name and telephone number of a designated
onsite representative to be contacted for noise- or safety-related concerns or complaints.

IMPACT 4.12-1: PREHISTORIC RESOURCES.

Facts

The EIR found that construction activities associated with Mitigated Alternative Option 2 could result in
the discovery of previously unknown, important prehistoric resources. This impact is discussed on page
6 76 of the EIR.

'CEOA §21081(a) Finding
Finding 1: This impactl is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this prehistoric resources impact is mitigated to a less-than-
significant level, by the imposition of Condition 83, which corresponds to Mitigation Measure 4.12-1
found in the MMRP and on pages 4.12-12 and 4.12-13 of the EIR. With this mitigation measure, this
impact would be reduced to a less-than-significant level because: (1) in the event that previously
unknown archaeological resources are discovered during any land alteration activities, the construction
crew shall immediately cease work in the immediate area (i.e., within 20 meters); and (2) a qualified
archaeologist, chosen by the County shall be consulted with to evaluate the resource in accordance with
state and federal guidelines.

If prehistoric Native American remains are discovered, the State Native American Heritage Commission
and affected Native American Groups shall be notified in accordance with State regulations. Mitigation
measures consistent with §21083.2 of CEQA shall be devised and a mitigation plan submitted for
approval by the Community Development Agency. All archaeological excavation and monitoring
activities shall be conducted in accordance with prevailing professional standards as outlined in §21083.2
of CEQA. Mitigation, in accordance with a plan approved by the Marin County Community
Development Agency, shall be implemented prior to recommencement of work within the area of the
resource found. ‘
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IMPACT 4.12-3: EFFECTS OF BUILDING DESIGN (CONSTRUCTION MATERIALS) ON
HISTORIC RESOURCES.

Facts

-The EIR found that if the final construction materials and level of finish do not reflect the craftsmanship
and high-quality of building materials found in the existing downtown core buildings, Mitigated
Alternative Option 2 could adversely affect the National Register District el gibility of the Historic Area.
This impact is discussed on page 6-77 of the EIR.

- CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this historic resources impact is mitigated to a less-than-
significant level, by the imposition of Condition 84, which corresponds to Mitigation Measures 4.12-3
found in the MMRP and on page 4.12-13 of the EIR. With these mitigation measures, the impacts would
be reduced to a less-than-significant level because prior to issuance of building permits, the finish details
and construction materials shall be approved by the Marin County Community Development Director in
consultation with a qualified architectural historian. o

IMPACT 4.12-4: EFFECTS OF FUTURE VISITOR SERVING COMMERCIAL FACILITY
DESIGN ON HISTORIC RESOURCES.

Facts

The EIR found that if the building design, final construction maierials, and level of finish selected for the
future use do not reflect the'style, mass, scale, craftsmanship, and quality of building materials found in
the existing downtown core buildings, the future visitor serving commercial facility could adversely affect
the National Register District eligibility of the Historic Area. This impact is discussed on page 6-77 of

the EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this historic resources impact is mitigated to a less-than-
significant level, by the imposition of Condition 85, which corresponds to Mitigation Measures 4.12-4
found in the MMRP and on page 4.12-13 of the EIR. With these mitigation measures, the impacts would
be reduced to a less-than-significant level because prior to Precise Development Plan approval of the
future commercial use, the facility's design shall be: (1) reviewed by a qualified architectural historian to
determine whether the style, mass, scale, craftsmanship, and quality of building materials characteristic of
Point Reyes Station Historic Area would adversely affect the eligibility of the Historic Area as a National
Register Historic District; and (2) approved by the Marin County Community Development Director:
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IMPACT 4.12-5: CUMULATIVE IMPACTS ON PREHISTORIC AND HISTORIC
RESOURCES.

Facts

The EIR found that implementation of the cumulative projects could potentially uncover previously
unknown prehistoric or historic resources on the cumulative project sites. This impact is discussed on

page 6-77 of the EIR..

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this cumulative prehistoric and historic resources impact is
mitigated to a less-than-significant level, by the imposition of Condition 83, which corresponds to
Mitigation Measure 4.12-5 found in the MMRP and on page 4.12-13 of the EIR. With this mitigation
measure, this impact would be reduced to a less-than-significant level because the applicant would be
.required to implement Mitigation Measure 4.12-1 (Condition 82). If archaeological resources were
discovered during land alteration activities, construction shall cease immediately and a qualified
archaeologist shall be consulted. If Native American remains are discovered, the State Native American
Heritage Commission and affected Native American groups shall be notified in accordance with State

regulations.
IMPACT 4.13-3: POTENTIAL DISTURBANCE OF RAPTOR AND OTHER BIRD NESTS.
‘Ij':ltcts

The EIR found that the trees on and adjacent to the project site provide potential nest sites for raptors and
other birds that are protected under §3503.5 of California Fish and Game Code and the Point Reyes
Station Community Plan policy to prevent disturbance of nesting birds. Therefore, implementation of
proposed project could result in loss or disturbance of active niests. This impact is discussed on page 6-79

of the EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this potential disturbance of raptor and other bird nests impact is
mitigated to a less-than-significant level, by the imposition of Condition 86, which corresponds to
Mitigation Measure 4.13-3 found in the MMRP and on pages 4.13-19 and 4.13-20 of the EIR. This
mitigation measure requires the following: (1) tree removal shall be avoided during nesting season
(February 1 to August 31) to extent possible; (2) if an active nest is found, the nest tree shall not be
removed until afier the young have fledged, as determined by a qualified biologist; (3) prior to
construction during the nesting season, a focused survey for raptor nests shall be conducted by a qualified
biologist, no less than 14 days and no more than 30 days prior to construction or tree removal; and (4) if
nesting raptors are found during the focused survey, no construction shall occur within 400 feet of an
active nest until the young have fledged, as determined by a qualified biologist.
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IMPACT 4.13-9: CONSTRUCTION-RELATED IMPACTS TO SEASONAL WETLANDS

Facts A

The EIR found that if not properly demarcated and protected, construction activities could inadvertently
damage the seasonal wetlands intended to be preserved. This impact is discussed on page 6-80 of the

EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this construction-related impact to seasonal wetlands is miti gated
to. a less-than-significant level, by the imposition of Condition 87, which corresponds to Mitigation
Measure 4.13-9 found in the MMRP and on page 4.13-20 of the EIR. With this mitigation measure, this
impact would be reduced to a less-than-significant level because temporary orange mesh fencing shall be
placed around all seasonal wetlands at the project site, as identified by a qualified wetland specialist and
all activities shall be restricted to the outside-of these fences by appropriate signage. The fences shall
remain in place for the entire construction period and shall be periodically checked to ensure that they
remain intact. ,

IMPACT 4.13-10: POTENTIAL IMPACTS TO SURROUNDING NATURAL COMMUNITIES
FROM INTRODUCTION OF INVASIVE SPECIES.

- _Facts

- N :
The EIR found that introduction of invasive species as part of the landscaping associated with proposed
project could lead to the spread of invasive species in the Point Reyes area. This impact is discussed on

page 6-80 of the EIR.

CEQA §21081(a) Finding

Finding 1: This impact is mitigated to a less-than-significant level.

Evidence Supporting the Finding

Based on the EIR and the entire record, this potential impact to surrounding natural communities from
introduction of invasive species is mitigated to a less-than-significant level, by the imposition of
Condition 88, which corresponds to Mitigation Measure 4.13-10 found in the MMRP and on page 4.13-
20 of the EIR. This mitigation measure requires the project applicant to revise the landscaping plan,
eliminating any species listed in the CalEPPC list (included in Appendix G of the EIR), and develop new
plan in accordance with the Point Reyes Station Landscaping Guide (included in Appendix G of the EIR).
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VII. FINDINGS REGARDING PROJECT ALTERNATIVES

A.

CEQA Alternatives Analysis

CEQA and the State CEQA Guidelines requires that an EIR describe a range of reasonable
alternatives to the project, or to the location of the project, which could feasibly attain the
basic objectives of the project." (State CEQA Guidelines 15126[d]). The EIR evaluates and
compares several alternatives to Project as originally designed, including Mitigated
Alternative Option 2, and the Board of Supervisors' findings regarding these alternatives are
set forth below.

Definition of Feasibility of Altematives

Public Resources Code §21081(b)(3) provides that when approving a project for which an
EIR has been prepared, a public agency may find that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of
employment opportunities for highly trained workers, make infeasible the mitigation
measures or alternatives identified in the environmental impact report.” Under Public

Resources Code §21061.1, the term "feasible” means capable of being accomplished in a

successful manner within a reasonable period of time, taking into account economic,
environmental, social, and technological factors.

Environmentally Supén'or Alternative

On page 6-83, the EIR discusses which alternative is environmentally superior, based on the
alternatives analysis. The EIR concluded that Mitigated Alternative Option 2 was
environmentally superior among all alternatives to the Project that feasibly implement the
project's objectives. This alternative would implement all of the applicant's objectives for the
Project.

Findings on Feasibility of Alternatives

The EIR examined five altemnatives to the original Project, including the No Project
Alternative - Continued Existing Conditions; No Project Alternative - Current Entitlement;
Mitigated Alternative; Reduced Density Alternative; and Mitigated Alternative Option 2.
The Mitigated Alternative and Mitigated Alternative Option 2 were evaluated at a similar
level of detail as the project.

WHEREAS, for reasons set forth below and considering the entire record, the Board of
Supervisors hereby determines that the EIR presents a reasonable range of alternatives, in
accordance with CEQA, and approves Mitigated Alternative Option 2 rather than the Project
as originally designed and finds that the No Project Alternative - Continued Existing
Conditions, No Project Altemative - Current Entitlement, Mitigated Alternative, and Reduced
Density Alternative are infeasible within the meaning of these statutes. Each reason set forth
below is a separate and independent ground for the Board of Supervisors' determination.
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1. No Project Altemative - Continued Existing Conditions

Description of the Alternative

The "No Project Alternative-Continued Existing Conditions” is discussed at pages 6-6
through 6-9 of the EIR. The No Project Alternative-Continued Existing Conditions assumes
that existing conditions at the site are continued. Thus, under this alternative, the vacant 18.6-
acre site would continue to be used as grazing land. The other Improvements associated with
the Proposed Project, such as construction of the new water line in Shoreline Highway,
provision of onsite stormwater and wastewater collection and treatment,” wetland
compensation, and dedication of permanent open space area, would not be implemented.
Other growth in the area projected in the Marin Countywide Plan would continue with the No
Project Alternative-Continued Existing Conditions, but this alternative would not contribute
to such cumulative development. This alternative would not foreclose any site development
at a later date but assumes maintenance of the status quo for the foreseeable future.

Reasons for Rejecting the Alternative

The No Project Alternative-Continued Existing Conditions would be the environmentally
superior alternative, because it would avoid all adverse environmental impacts associated
with the Proposed Project. This alternative, however, would not meet any of the project
objectives, including increasing the supply of affordable housing in western Marin County,
because the site would retain its current use as grazing land.

2. No Project Alternative - Current Entitlement

Desecription of the Alternative

The "No Project Alternative-Current Entitlement” is discussed at pages 6-9 through 6-13 of
the EIR. As identified in the EIR, the No Project Altemative-Current Entitlement assumes
that the project site would be developed with uses that are consistent with existing land use
designations, zoning densities, and lot sizes. The Marin Countywide Plan designates the
western 7.6-acre portion of the site as Coastal, Residential Commercial (C-RS; 1 to 20 units
per acre) and the eastern 1l-acre portion of the project site as Coastal, Single Family
Residential (C-SF4; one to two units per acre). The C-SF4 land use designation does not
allow multiple-family residences (i.e., apartments).

Under the Marin County Zoning code, the western 8.98 acres of the site is zoned Coastal,
Village Commercial Residential (C-VCR:B-2), which requires a minimum lot size of 10,000
square feet. The eastern 9.61 acres of the project site is zoned Coastal, Suburban Agricultural
(C-R-A:B-3), which requires a minimum lot ‘size of 20,000 square feet. The C-R-A:B-3
zoning designation does not allow multiple-family residences, and the C-VCR zoning
designation requires a conditional use permit for multiple-family residences.

Under current land use and zoning designations, a residential subdivision with a maximum of
59 single-family 3-bedroom units would be allowed. The residences and infrastructure would
be situated to avoid wetland fill and maintain wetland buffers to the maximum extent
feasible, and the residences would be distributed across the remainder of the project site. The
exact design, layout, and number of residential units would be governed by onsite drainage
and septic capacity. Similar to the Proposed Project, the No Project Altemnative-Current
Entitlement would include roadway improvements, onsite storm water and wastewater
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collection and treatment systems, dedication of permanent open space areas to preserve the
wetlands, and a new water line constructed in Shoreline Highway. The farm parcel, public
parking lot and restrooms, and future commercial parcel would not be included.

All proposed development would be consistent with Marin Countywide Plan land use
designations, the Marin County Zoning Code, the PRSCP, and the LCP. This alternative
would maintain permanent access along the existing onsite pathway for residents of the
USCG housing complex. '

Reasons for Rejecting the Alternative

The No Project Alternative-Current Entitlement would not be the environmentally superior
alternative because it would result in the most intensive use of the project site and a greater
degree of environmental effect. As identified in the EIR this alternative would increase
significant and less-than-significant environmental impacts related to water usage, storm
water runoff, water quality, views of the project site, nighttime lighting, traffic, air quality
(construction and operational), noise (construction and operational), land use compatibility,
historic resources, schools, and police and fire services. This alternative would not likely
avoid wetland fill, so it would not likely be consistent with all applicable County land use
plans. Also this alternative would not meet affordable housing goals of the Proposed Project.

3. Mitigated Alternative .

Description of the Alternative

The "Mitigated Alternative” is discussed at pages 6-13 through 6-43 of the EIR. The
Mitigated Alternative would include the same number of housing units and bedrooms as the
Proposed Project. The purpose of the Mitigated Alternative is to make minor modifications
to the design as originally proposed to avoid filling any of the onsite wetlands and to provide
the maximum practicable setback between the development and the wetlands. Similar to the
Proposed Project, the Mitigated Alternative would include the Papermill Creek Homes, farm
parcel, public parking lot and restrooms, future commercial use, roadway improvements,
onsite storm water and wastewater collection and treatment systems, a new water line
constructed in Shoreline Highway, and dedication of permanent open space area. The
Williams Street Apartments would be designed to avoid filling of the wetlands in the
northwest corner of the project site. Three duplex and two triplex apartment buildings (12
units total) would be spread over a larger portion of the site than the Proposed Project, with
larger expanses of undeveloped land between the buildings. No central commons would be
constructed. As with the Proposed Project, 32 resident and guest parking spaces ‘would be
provided. The Williams Street Apartment complex would house its own laundry facilities
(under the Proposed Project, all laundry facilities would be located at the Papermill Creek
Apartments). Williams Street would be constructed in a manner that avoids wetland fill and
minimizes wetland impacts from encroachment into the wetland buffer. It would be
constructed in a u-shaped pattern approximately 25 to 75 feet downslope of the northwestern
wetlands. :

The layout of the Papermill Creek Apartments would also be modified. Four duplexes, two
triplexes, and a manager unit would surround an elongated central commons that would be an
island in the center of Papermill Creek Road. The apartment buildings would be generally
oriented in an east-west trending direction. As with the Proposed Project, 39 resident and
guest parking spaces would be provided.
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The wastewater and storm water treatment and collection system would be modified from the
Proposed Project design. To accommodate laundry facilities at the Williams Street
Apartments and to maintain a 100-foot wetland setback for the primary leachfield, the
Williams Street Apartment leachfields would be divided into an upper and lower leachfield.
The leachfields for the future visitor-serving commercial parcel and Lot #1 of the Papermill
Creek Homes would also be reconfigured to maintain a 100-foot wetland setback, and the
Papermill Creek Apartments upper leachfield would be reconfi 1gured to maximize its area.
The leachfield area for the public restrooms would be approximately 20% smaller than the
Proposed Project design. An infiltration trench would be constructed north of the Williams
Street Apartments to collect and treat storm water runoff from the West Marin School. The
Mitigated Alternative would include a combined curtain drain/infiltration trench directly
upslope from the upper leachfield for the Williams Street Apartments. The four-foot-deep
curtain drain is intended to intercept perched groundwater and route it away from the
leachfield eastward toward the public open space.

As with the Proposed Project, this ahernatlve wou]d include a Marin Countywide Plan
Amendment, PRSCP Amendment, LCP Amendment, Rezone, Master Plan, Precise
Development Plan, Subdivision Vesting Tentative Map, and a Coasta]' Permit. Similar to the
Proposed Project, the project site would be rezoned for the affordable housing portions of the
site to Coastal, Residential, Multiple Planned Commercial (C-RMPC) and Coastal,
Residential, Multiple Planned (C-RMP) zoning districts. The market rate farm residence
parcel would retain its current C-R-A:B-3 zoning. As with the Proposed Project, this
alternative would include a Countywide Plan Amendment to change the site's C-SF4 land use
designation to C-MF2, which allows multiple-family residential deve]opment This
alternative would maintain permanent access along the existing onsite pathway for residents
of the USCG housing complex.

" Reasons for Rejecting the Alternative

The Mitigated ‘Alterniative would be environmentally superior to the Proposed Project. It
would have many environmental effects similar to the Proposed Project, but would avoid
significant unavoidable wetland fill impacts and would reduce other impacts, such as indirect
wetland impacts and certain drainage impacts (i.e., interception of stormwater from the
upslope school). This alternative would be consistent with all applicable County land use
plans. The Mitigated Alternative would meet the basic objectives of the Proposed Project.

However, while this alternative avoids filling of wetlands, it cannot avoid encroachment into
the 100-foot buffer surrounding wetlands. As a result, the Mitigated Alternative still involves
a potential Countywide Plan, Community Plan, and Local Coastal Program policy conflict
with respect to the setback from the wetlands (which the EIR determined was a less than
significant effect on the wetlands buffer), so it was not determined to be environmentally
superior to Mitigated Altemnative Option 2. Consequently, the Mitigated Alternative is
rejected in favor of the environmentally superior Mitigated Alternative Option 2. '

4. Reduced Density Alfernative

Description of the Alternative

The "Reduced Density Alternative” is discussed at pages 6-43 through 6-48 of the EIR. This
alternative would construct 27 single-family and multiple-family housing units (instead of 36)
in a similar layout as the Proposed Project. The Williams Street Apartments would be
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constructed in a modified grid pattern with a central commons, similar to the Proposed
Project, but would be composed of eight units (instead of 12) situated to avoid filling the
seasonal wetlands. The Papermill Creek Apartments would be constructed on the northem
side of an oval commons, but would be composed of ten units (instead of 15) to decrease the
amount of wastewater and stormwater generated by the apartment complexes. All the
Papermill Creek Apartment units would face south or southeast toward Lagunitas Creek (also
known as Papermill Creek). All other components of the Proposed Project (i.e., the Papermill
Creek single-family homes, the farm parcel, the future visitor-serving commercial parcel, and
the public parking lot and restrooms) would bé developed. ~Similar to the Proposed Project,
improvements such as an onsite stormwater and wastewater collection and treatment systems,
a new water line, dedication of public open space, and roadway improvements, would be
implemented. Wetland restoration would not be implemented because the Reduced Density
Alternative would avoid all onsite. wetlands. Unlike the Proposed Project, no windbreaks
would be planted. Similar to the Proposed Project, the project site would be rezoned for the
affordable housing portions of the site to Coastal, Residential, Multiple Planned Commercial
(C-RMPC) and Coastal, Residential, Multiple Planned (C-RMP) zoning districts. The market
rate farm residence parcel would retain its current C-R-A:B-3 zoning. This alternative would
maintain permanent access along the existing onsite pathway for residents of the USCG
housing complex. Project construction would occur during fall and winter.

Reasons for Rejecting the Alternative

The Reduced Density Alternative would be environmentally superior to the Proposed Project
and the Mitigated Alternative, because it would result in less intensive use of the site. This
alternative would have similar, but decreased significant and less-than-significant
environmental impacts related to water usage, storm water runoff, water quality, views of the
project site, nighttime lighting, traffic, air quality (construction and operational), noise
(construction and operational), land use compatibility, schools, and police and fire services.
The Reduced Density Alternative would result in similar impacts to historic resources as the
Proposed Project, and would have similar impacts to biological resources, except that it
would avoid wetland fill. It would be consistent with all applicable County land use plans
except the LCP policy regarding 100-foot wetland buffers because it would not avoid
encroachment within wetland buffers to the maximum extent feasible. This alternative
includes only 27 residential units, so it would not fully meet the project affordable housing
objectives of developing 34 affordable, along with 2 market rate residential units.

5. Mitigated Alternative Option 2

Description of the Alternative

The "Mitigated Alternative Option 2" is discussed at pages 6-51 through 6-82 of the EIR.
Mitigated Alternative Option 2 would make minor changes to the project as originally
designed to avoid environmental impacts. It would include the same number of housing units
as the Proposed Project, but would have 72 total bedrooms, rather than 73 as per the Proposed
Project. Similar to the proposed project, Mitigated Alternative Option 2 would include the
Papermill Creek Homes, farm parcel, public parking lot (12 spaces) and restrooms, future
commercial use, roadway improvements, onsite storm water and wastewater collection and
treatment systems, a new water line constructed in Shoreline Highway and the Williams
Street right-of-way, and dedication of permanent open space area. The Williams Street
Apartments would be designed to avoid encroachment within 100 feet of the wetlands in the
northwest comer of the project site. Six duplex apartment buildings (12 units total) would be
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spread over a larger portion of the site than the Proposed Project, with larger expanses of -
undeveloped land between the buildings. No central commons would be constructed. A total
of 35 resident and guest parking spaces would be provided. The Williams Street Apartment
complex would house its own laundry facilities (under the Proposed Project, all laundry
facilities would be located at the Papermill Creek Apartments). Bostick Avenue would be
constructed in a manner that avoids encroachment within the wetland buffer. To minimize
indirect impacts to the northwestern onsite wetland, the water line would be constructed
during the dry season, would be located downgradient of the wetlands, and 3:1 compensatory
mitigation would be performed for all wetland areas within 100 feet of the buried water line.

The layout of the Papermill Creek Apartments would also be slightly modified. Seven
duplexes and a manager unit (a total of 15 units) would be spread over a larger portion of the
site than the Proposed Project. The apartment buildings would be generally oriented in an
east-west trending direction. A total of 35 resident and guest parking spaces, including 4
parking spaces for the manager's unit, would be provided. The layout for the Papermill Creek
Homes would be modified such that all of the homes would be aligned in a row along the
north and east side of Papermill Creek Drive, and would generally face outward toward the
USCG housing complex and Lagunitas Creek (i.e., Papermill Creek).

The wastewater and storm water treatment and collection system would be modified from the
Proposed Project's preliminary design. Descriptions of these systems are provided in
Appendix D of the EIR (Questa 2001g; Questa 2001h). The Williams Street Apartments
leachfield and the commercial parcel leachfield would be located in generally the same
locations as the Proposed Project, but have been reconfigured to avoid encroachment within
the 100-foot wetland buffers. The leachfields for the Papermill Creek Apartments and the
Papermill Creek Homes have been relocated and reconfigured to maintain a 100-foot wetland
setback. The leachfield area for the public restrooms would be relocated sli ghtly to the north,
and would be shorter and’wider than the Proposed Project. . :

A grass swale would be constructed north of the Williams Street Apartments to collect and
route storm water runoff from the West Marin School toward the central open space area.
Grass swales within the Williams Street Apartment complex would route storm water from
the complex toward the central open space area.

As with the Proposed Project, this alternative would include a Marin Countywide Plan
Amendment, PRSCP Amendment, LCP Amendment, Rezone, Master Plan, Precise
Development Plan, Subdivision Vesting Tentative Map, and a Coastal Permit.. Similar to the
Proposed Project, the project site would be rezoned for the affordable housing portions of the
site to Coastal, Residential, Multiple Planned Commercial (C-RMPC) and Coastal,
Residential, Multiple Planned (C-RMP) zoning districts. The market rate farm residence
parcel would retain its current C-R-A:B-3 zoning. As with the Proposed Project, this
alternative would include a Countywide Plan Amendment to change the site's C-SF4 land use
designation to C-MF2, which allows multiple-family residential development.

This alternative would maintain permanent access along the existing onsite pathway for
residents of the USCG housing complex and includes dedication of a 10-foot-wide public
pedestrian access easement that would connect the eastern end of Papermill Creek Road to
the USCG housing complex.
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Reasons for Approving the Alternative

Mitigated Alternative Option 2 would be environmentally superior to the Project as originally
proposed. It would have many environmental effects similar to the original Project.
"Mitigated Alternative Option 2, however, would avoid significant unavoidable wetland fill
impacts, would avoid permanent surface encroachment within the 100-foot wetland buffers,
would avoid potential policy concemns determined by the EIR to be less than significant
environmental impacts for wetlands buffer setback and historic district grid patterns, and
would reduce other impacts such as those related to effective treatment of wastewater and
stormwater. This alternative would be consistent with all applicable County land use plans.
Mitigated Alternative Option 2 would meet the basic objectives of the Project. Therefore, it
is the environmentally superior alternative that meets the basic objectives of the project.
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“EXHIBIT 2”

- FINDINGS FOR PROJECT APPROVAL AND FOR DETERMINATION OF PROJECT
- CONSISTENCY WITH THE MARIN COUNTYWIDE PLAN, POINT REYES STATION
COMMUNITY PLAN, AND LOCAL COASTAL PROGRAM UNIT I
Point Reyes Affordable Homes, Inc. Countywide Plan Amendment,
Community Plan Amendment, Local Coastal Program Amendment,
Rezoning, Coastal Permit, Master Plan, Precise Development Plan, and Subdivision

WHEREAS Point Reyes Affordable Homes, inc. (hereinafier, “Point Reyes Affordable Homes” or
“Applicant”), has submitted appljcations seeking the necessary plan and zoning entitlements for the
development of a mixed-density residential project with visitor-serving and conservation uses on an
18.6-acre property in Point Reyes Station. The housing component includes construction of 27
affordable rental apartments and 7 affordable for-sale single-family residences, and creation of a
market rate residential lot for future development of one sihgle—fami]y residence, cottage, and a
bam.

The Williams Street Apartments consist of six duplex residential structures located on an
approximately 3.90 acre proposed lot. The Papermill Creek Apartments consist of seven duplex
residential structures and one manager’s unit/community building located on an approximately

. 2.86-acre proposed lot. The Papermill Creek Homes consist of seven single-family residences
located on proposed lots ranging in size from 9,080 to 13,535 square feet.

The project also includes reservation of approximately 3.86 acres of land for the development of a
20-room, 17,000 square foot lodge or a similar visitor-serving use and 0.6 actes of land for the
development of a 12-space public parking lot and public restrooms, and the preservation of
" approximately 2.58 acres of land for open space con,servati'on,, A proposed Vesting Tentative Map
would subdivide the property into 13 lots that correspond with the individual project components.
The project would require amendments to the Marin Countywide Plan, Point Reyes Station
Community Plan, the Local Coastal Program Unit II, and Marin County Code Title 22 for a
Rezoning of portions of the property from the Coastal, Suburban Agricultural (C-R-A:B-3) and
Coastal, Village Commercial Residential (C-VCR:B-2) zoning districts to a Coastal, Residential
Multiple Planned (C-RMP) and Coastal, Residential Multiple Planned Commercial (C-RMPC)
zoning district. The subject properties are located at 857 Mesa Road, Point ReyeS Station, on

property further identified as Assessor’s Parcels 119-240-45, -46, -57, -58.

‘WHEREAS on February 11, 2002, following the conduct of a public hearing, the Marin County
Planning Commission voted to recommend that the Board of Supervisors approve the proposed
project.

WHEREAS the Marin County Board of Supervisors conducted a public hearing on March 19,
2002 to consider the merits of the proposed project and hear testimony in favor of, and in
opposition to, the project. '

WHEREAS the Board of Supervisors finds that the project, subject to the mandatory EIR (as
defined in the resolution to which this Exhibit is attached) mitigation and monitoring measures and
the conditions of approval contained herein, is consistent with the goals and applicable policies of
the Marin Countywide Plan (“Countywide Plan”), for reasons including, but not limited to, the
following:
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A. The subject property is located in the Coastal Recreation Corridor of the CWP where open -

space, recreational, and agricultural land uses are emphasized along with the preservation of
existing coastal communities (Environmental Quality Policy EQ-1.3). The project would
maintain the existing Coastal Residential Commercial (C-RS), 1-20 units per acre land use
designation over the westerly portion of the property while providing opportunities for open
space, Visitor-serving and recreational uses through the preservation of approximately 2.68
acres of land for open space and the designation of land area for future development of a
visitor-serving use, such as a lodge, and a public parking area with restrooms. Due to the
proposed location of the Williams Street Apartments and the lot configuration of the market
rate residential lot, adjustments to the C-RS and C-SF-4 land use designations are proposed

-over the northerly portion of the Williams Street Apartments and the westerly portion of the

market rate single-family lot in order to ensure that the proposed land uses are consistent with
the governing CWP land use designations. The proposed Williams Street Apartments would
include 12 units located in the 3.90-acre portion of the site designated C-RS and result in a
conforming density of three units per acre. (Community Development Policy CD-15.18 and
Map 7.9) '

3. The CWP contains policies that encourage development to provide a mix of housing size and

prices to meet the needs of workers employed in the County. Housing should be integrated into
commercial areas and located near job opportunities in order to discourage long commutes and
lessen traffic congestion. Commercial and higher intensity residential development should be
located in nodes where there is high transit accessibility, such as in or near central business
districts. Economic development which provides jobs for residents at all income levels should
be encouraged. Small-scale visitor-serving uses, such as lodging, are permitted within villages.
The supply of affordable housing should be increased through development of hi gher density
housing clustered around the downtown core areas. The project entails the development of a
mix of residential, visitor-serving commercial, and open space uses, and affordable ownership
and rental housing on a site within downtown Point Reyes Village where accessibility to transit,
jobs, and services are readily-available, consistent with the above-referenced policies.
(Community Development Policies CD-2.1, CD-2.2, CD-2.4, CD-2.5, CD-2.6, CD-1 5.9)

. The proposed project would be consistent with the CWP’s Stream Conservation Area (“SCA™

policies. The overriding objective of the SCA policies is to preserve, protect, and enhance
existing species and habitat diversity from erosion, sedimentation, pollution and habitat
destruction. Streams and their riparian and woodland habitat are irreplaceable and should be
protected as essential environmental resources because of their values for erosion control, water
quality, fish and wildlife, aesthetics, recreation, and the health of human communities. No
portion of the project is located over a SCA. The nearest blue-line stream or natural
watercourse that would be subject to the SCA is located off-site, more than 400 feet to the east
of the site, across the adjoining USCG property. For reasons discussed further in this report,
the project would not result in surface run-off, erosion, sedimentation, or contaminants that
would impact to wildlife and fisheries resources, water quality, or riparian vegetation located
within the SCA for Lagunitas Creek. (Environmental Quality Policies EQ-2.1 and EQ-2.2,
EQ-2.12, EQ-2.19, EQ-2.20, EQ-2.28, EQ-2.29)

. The project would cdmply with CWP’s policies to minimize or prevent air, water, and noise

pollution and comply with applicable standards for air quality. The EIR found that the project
would generate minimal long-term, operational air emissions and would not cause air quality
standards in the County to be exceeded. The project would cause short-term increases in
construction-related emissions, and mitigation measures have been identified in the EIR to
reduce construction-related emission control measures to less-than significant levels. Projected
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generated traffic noise and stationary source noise on new residents were found by the EIR to
fall within the normally acceptable 60 dBA Ldn exterior noise standard for these uses. In
addition, short-term construction-generated noise impacts would be minimized by limiting the
hours of construction to the hours of 7:00a.m. and 5:00p.m., Monday through Friday, and
between the hours of 9:00am. and 4:00p.m. on Saturday, maintaining and muffling
construction equipment, installing an acoustic barrier along the northwestern common
boundary of the project with the West Marin School, and by providing notification of the
construction activities and times to the school prior to commencement of construction.
(Environmental Quality Policies EQ-2.75, EQ-2.78, EQ-3.2, Noise Policies N-1.1, N-2.1, N-
2.4)

- The project would be consistent with the CWP’s policies which discourage development in

natural resource areas and CWP’s restrictions on development in areas which contain special
status species and migratory species of the Pacific Flyway and significant natural areas,
wetlands, riparian habitats, and freshwater habitats. A diversity and abundance of wildlife and
marine life, and to preserve vegetation and animal habitats wherever possible. The EIR found
that the project would have less-than-significant impacts on all special-status species and
communities, and no impacts to fish, wildlife, vegetation, or animal habitats would result from
the project. (Environmental Quality Policies EQ-2.88, EQ-3.6, Community Development
Policy CD-2.7) '

Consistent with applicable CWP policies, the project has been designed to avoid hazards from
earthquake, erosion, landslide, floods, and fires, and would result in a built environment which
is healthful, safe, quiet, and of good design both functionally and aesthetically. Mitigation
measures to limit construction to daytime hours, to screen headlight glare from onsite vehicles,
to reduce construction-generated noise levels, and to ensure aesthetic constancy with the
existing architecture of Point Reyes Station would ensure compliance with the CWP policies on
the built environment. (Environmental Quality Policy EQ-3.8, Community Development Policy
CD-2.7, Environmental Hazards Policies EH-3.1, EH-3.2)

. The project has been designed to avoid or minimize the hazards from earthquakes, erosion,

landslides, floods, fire, and accidents consistent with the CWP’s Environmental Quality and
Environmental Hazards elements. The final project design would be based on geotechnical
mvestigations by civil engineers with soils engineering expertise and soils certified engineering
geologists, and would employ engineering measures that avoid and minimize against life and
safety risks from seismic ground shaking hazards, including those relating to construction on
expansive soils. All grading and structures would conform to applicable minimum earthquake
design standards. (Environmental Quality Policy EQ-3.7, Environmental Hazards Policies EH-
3.1, EH-3.2, EH-5.1, EH-5.2, EH-5.4)

. The proposed project would ensure that adequate capacity for the safe handling of surface

runoff would be provided. Based on detailed hydrologic and geologic studies that meet
minimum County Code requirements, proposed use of biofilter strips, vegetated channels, and
infiltration trenches would ensure that the project would not increase pre-development surface
run-off conditions and would not introduce contaminants or pollutants into nearby drainage
areas and water bodies. (Environmental Quality Policies EQ-2.19, EQ-2.20, Environmental
Hazards Policy EH-8.6)

The EIR found that the project would not cause significant adverse impacts on water supply,

fire protection, waste disposal, schools, traffic and circulation, or other services and facilities.

To minimize the risk of fires and ensure adequate fire protection, the Marin County Fire
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Department would ensure that the proposed project meets minimum fire safety codes and
standards and incorporates into its design adequate water resources, fire suppressant systems,

- fire-resistant materials, vegetation clearances from structures, irrigated landscaping, and

adequate access. The North Marin Water District has sufficient water supplies to service the
proposed development. The Shoreline Unified School District has adequate capacity to
accommodate the additional 30 students that is expected to be generated by the proposed
project. (Environmental Quality Policy EQ-3.9)

The project would comply with applicable policies on preserving the visual qualities of the built
environment and to ensure that structures are in scale with environmental constraints and the
character of the surrounding neighborhood. The visual impact analysis contained in the EIR
evaluated the project’s day- and night-time impacts as well as its impacts to the historical
character of Point Reyes Station and found that the project would result in less-than-significant
impacts. The development has been sited to avoid on-site environmental constraints, including
wetlands, and minimal light fixtures are proposed in order to maintain the rural character of the
v1l]age (Environmental Quality Policies EQ-3.11, EQ-3.25, EQ-3. 26)

. 'The project site is comprised' of open grasslands. On-site tree removal associated with the

project has been minimized to four trees, with the largest tree being 12-inches in diameter. A
20-inch Monterey pine tree located in the Mesa Road right-of-way would be removed for sight
distance purposes. No trees with historical importance are known to exist on the site, and no
large native trees would be removed. Therefore, the project would be consistent with CWP
policies that strive to protect large trees, trees with historical importance, and oak woodland
habitats. (Environmental Quality Policy EQ-3.14)

The project has been designed to minimize the amount of grading and to limit it to the
construction of building pads, streets, and parking areas. Retaining wall construction has either
been avoided due to the proposed slopes, or minimized to the extent feasible. The estimated
quantity of grading is approximately 5,400 cubic yards, which is consistent with development
on gently to moderately-sloped terrain. All excavated material is expected to be used onsite.
(Environmental Quality Policy EQ-3.16)

. The project would comply with applicable CWP policies to protect and preserve wetlands to the

maximum extent feasible. With exception to a underground water line éxtension, no portion of
the project would result in filling or encroachment within 100 feet of all identified wetlands on -
the property. Implementation of on-site wetland compensation at a 3:1 ratio would mitigate
short-term impacts associated with construction and disturbance within the 100-foot wetland
buffer area associated with the utility line extension. (Environmental Quality Policies EQ-2.43,
EQ-3.27)

. A cultural resources report, which included a literature review and site reconnaissance, found

no evidence of archaeological, historical, or cultural resources on the property. The existing
abandoned residence on the property was evaluated and found not to be eligible for listing as a
historical structure because it does not retain any degree of historic integrity or any materials of
historical significance. In general, the proposed buildings incorporate scale, form, and massing
that complement the village’s existing buildings, while the use of 2 modified street grid pattern
would echo the historic modified grid for the village. The EIR contained mitigations that
would protect any resources that may be uncovered during construction in order to ensure
compliance with the CWP policies. (Environmental Quality Policies EQ-3.29, EQ -3.30, EQ-
3.31, EQ-3.32, EQ-3.33, Community Development Policy CD-2.10)
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O. The project would comply with CWP standards for traffic congestion by ensuring that traffic -
generated by the project would maintain intersection Levels of Service at B or better, while
traffic generated by the project and by cumulative development in the area would result in
intersection levels of service of C or better, which exceed the CWP’s Level of Service D
standard. (Transportation Policy T-1.1)

P. The project includes use of energy-saving measures, including compliance with efficiency
standards that exceed Title 24 of the California Energy Code through use of at least two of the
following energy-saving measures: (1) “Energy Star” rated appliances; (2) avoidance of paints
and stains containing Volatile Organic Compounds; (3) automatic light sensors; and (4) use of
fluorescent light fixtures for 75% of all lighting fixtures. Water-conserving landscaping and use
of low flush toilets and low flow shower heads would reduce the consumption of both water
and energy for water distnbution. (Community Development Policies CD-4.2, CD-4.4, CD-4.6)

Q. The CWP policies on preservation of agricultural areas would not be affected by the project
because the subject property is neither identified as an area containing prime agricultural lands
nor zoned under a Coastal Agricultural Production Zone or Coastal Agricultural Residential
Planned Districts. The current use of the property for grazing and as a horse pasture would
cease as a result of the project. However, small-scale limited agricultural activities, such as
crop production and small livestock farming would be allowed under the existing Coastal,
Suburban Agricultural (C-RA:B-3) zoning over the market rate residential lot (Agriculture
Policies A-1.1, A-1.3, A-1.4, A-1.5, A-1.10)

R. The project includes a 10-foot wide pedestrian easement that would provide continued access to
the West Marin School for future residents as well as access to the downtown Point Reyes
Station for residents of the USCG facility over Papermill Creek Road and outside of sensitive
habitat area, such as wetlands. The proposed easement reflects consideration of historic users
and would not present safety hazards for its intended users. (Trails Policies TR-1.3, TR-1.4,
TR-3.1, TR-3.2, TR-3.3)

S.The EIR found that the proposed project would generate approximately 55 tons of solid waste per
year which represents less than 0.02% of the annual tonnage that is disposed of at the Redwood
Landfill facility, and not expected to exceed or substantially reduce the remaining capacity or
life span of the landfill.

WHEREAS the Marin County Board of Supervisors finds that the proposed project, subject to the
mandatory EIR mitigation and monitoring measures and the conditions of approval contained
herein, is consistent with the goals and applicable policies of the Point Reyes Station Community
Plan (“Community Plan”), for reasons including, but not limited to, the following:

A. The proposed project is generally consistent with the PRSCP because it provides a mixed-use
development consisting of housing, commercial, and recreation uses within the Downtown
Area and is compatible with the overall goals of the PRSCP as discussed above. The visitor-
serving commercial component has been sjted adjacent to the Downtown Area and not along
Highway 1. Although the project includes proposed Rezonings of the Coastal Village
Commercial Residential and Coastal Suburban Agricultural land areas within the downtown
area, the project would maintain the downtown area as the commercial and community core of
the village through incorporation of a public parking lot and restroom to serve existing
downtown businesses, and a future visitor-serving commercial use that would complement the
existing commercial uses in the downtown area. ~ Since 34 of the residential units would be
restricted for rental and for-sale affordable housing units, the project would provide additional

Page 5



affordable housing opportunities, pamcularly for those persons employed locally. (Planmng
Area Policies PA-2.2, PA2.3, PA-3.2, PA-3.6, Commercial Land Use Policies CL-1.1, CL-1.2,
CL-1.3, CL-2.3, CL-4.1i)

The proposed project provides a reasonable balance between the needs of visitors and local
residents because the project provides not only additional affordable housing opportunities for
residents and those who work in the area, it would also provide visitor-serving uses, such as a
public parking lot that accommodate overflow parking demand from the Downtown Area as
well as a future visitor-oriented commercial use, such as a lodge. The 27 units of affordable
‘rental housing would also be maintained as long-term affordable rentals to meet the future
needs of residerits in 1he area. (Planning Area Policy PA-3.3, Residential Land Use Policy RL-

13)

. The project utilizes a design that is compatible with the existing visual and architectural
character of the community. The proposed buildings would complement the village’s existing
buildings in scale, form, and massing, while the proposed modified grid street pattern would be
complementary to the surrounding street system. A diversity of lot sizes and building densities
would be provided by this project, including rental duplexes and for-sale single-family
residences. Road widths and outdoor lighting fixtures have been minimized to be compatible
with the rural improvement standards found in the surrounding community but still provide for
adequate safety. The project would provide pedestrian amenities, through the use of soft
aggregate-based shoulder areas, that are compatible with the surrounding rural environment.
The design of the project’s roads, parking areas, and driveways do not include curbs, gutters, or
sidewalks. (Planning Area Policies PA-3.5, PA-3.7, PA-3.8, Commercial Land Use Policies
CL-5.1, CL-5.2, Historic Resource Policy HR-1.3, Transportation Policies T-1.1, T-3.1)

. The project would be consistent with the PRSCP’s general criteria for new development
because it would minimize the extent of site disturbance and grading, preserve views from
public roads and surrounding properties towards Black Mountain and surrounding ridgelands,

protect the sun light, views, and privacy of adjacent properties, and preserve the existing rural
community character. Furthérmore, the project has been designed to incorporate exterior
building design and materials that are compatible with the surrounding community, to comply
with the 25-foot height limit and 4,000 square foot maximum floor area limitations, to use of
manufactured and natural building materials, to incorporate a variety of lot configurations and
sizes, and to minimize the use of exterior lighting to the amount necessary for safety purposes.
Predominantly native landscape specimens water low water usage requirements consistent with
the Point Reyes Station Landscape Guide, Appendix K ‘would be utilized. (Residential Land
Use Policies RL-3.2, RL-3.3, Natural Resource Policies NR-6.2, NR-7 1, Community Services
Policies CS-1.3, CS-1.4)

. The project would provide additional affordable housing opportunities for West Marin residents
at a reasonable scale in comparison with the surrounding community without overburdening
local public services. Furthermore, the PRSCP specifically identifies the subject property as
suitable for an affordable housing development. The proposed Rezoning would result in a
density of 36 units on the 18.6-acre property, which is less than the potential maximum of 59
units under the existing zoning. (Residential Land Use Polzczes RL-2.1, Programs RL-2.1a and
RL-2.1b)

. 'The project would be consistent with policies in the PRSCP which require protection of the
water quality of Lagunitas Creek and the North Marin Water District wells from wastewater
contamination, surface run-off pollutants, erosion and sedimentation because the all sewage
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VI.

disposal systems would be required to be designed to meet applicable Marin County standards - -
for sewage disposal, and surface run-off would be filtered through biofilter strips and vegetated
channels and infiltration trenches to minimize the potential for pollutant run-off, erosion, or
sedimentation impacts to the creek and the wells. (Natural Resource Policies NR-5.1, NR-5.2)

G. The project would not affect special-status species and wildlife communities. Preconstruction
surveys would be required to prevent disturbance to nesting birds, and there would be minimal
use of fencing that would limit wildlife passage through the property. (Natural Resource
Policies NR-6.3, NR-6.4, NR-6.5)

~ H. In order to ensure the continued health and survival of significant natural areas, the project has
been designed to avoid development within the wetland areas on the property and to minimize
disturbance of the natural environment (including topography) of the site. (Natural Resource
Policy NR-5.3, Residential Land Use Policy RL-3.2) :

I The project would allow for the development of a future public parking lot and restrooms,
located within two blocks of the Point Reyes Station downtown and approximately 225 feet
from the nearest residence. The design of the restrooms would be required to harmonize with
the downtown’s historic architectural character and be landscaped to sofien views of the facility
from nearby areas. (Community Services Policy CS-4.1)

"WHEREAS the Marin County Board of Supervisors finds that the proposed project, subject to the
mandatory EIR mitigation and monitoring measures and the conditions of approval contained
herein, is consistent with the goals and applicable policies of the Local Coastal Program, Unit II
(“Local Coastal Program™), for reasons including, but not limited to, the following:

_A. The Recreation and Visitor-serving Facilities element of ihe LCP contain policies that support

and encourage the enhancement of public recreational opportunities and the development of
visitor-serving facilities that preserve the coast and protect natural resources and agriculture.
The proposed project is consistent with these policies by setting aside approximately 2.28 acres
of land for futureé development of a lodge or similar visitor-serving use, and 0.6 acres of land
for future development of public parking and restrooms. The public parking lot and restrooms
would directly provide additional visitor and recreational facilities and indirectly support the
retention of existing visitor-serving cominercial establishments within Point Reyes Station.
Furthermore, the LCP specifically identifies a portion of the subject property (Assessor’s Parcel
119-240-45) as a potential site for a visitor-serving lodge use. These visitor-serving uses would
be required under the proposed Master Plan, thereby increasing the degree of certainty for these
uses compared with the existing C-VCR zoning. Additionally, the affordable housing
component of the project would indirectly support visitor-serving businesses by increasing the
stock of housing that would be affordable to those who would more likely work in these
businesses. (Recreation and Visitor Policies 1, 34, 3C)

B.. The property supports several small seasonal wetlands totaling approximately 0.25 acres (10,890
square feet). The proposed project is consistent with the Natural Resources element of the LCP
because it would avoid filling of seasonal on-site wetlands or surficial encroachments into the
100-foot wetland buffer and would discontinue grazing activity within the wetland and buffer
areas. (Natural Resources Policy 4, Diking Filling and Dredging Policy 1)

C. The EIR found that the project would result in less-than-significant impacts on all special-status
species and communities on the property. The grassland environment is not considered a
sensitive habitat area. The EIR evaluated the potential for impacts on various biological
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resources, including grassland habitat, California Red-Legged Frog Habitat, raptor and bird nests,
special status wildlife species, Lagunitas Creek, tree removal, and seasonal wetlands and found
that the project would not result in any significant impacts. (Natural Resources Policy 5b)

. The proposed project is consistent with applicable policies contained in the Agriculture element
of the LCP. The agriculture policies encourage the preservation of productive agriculture and
lands with the potential for agricultural use and require that non-agricultural development not
conflict with agricultural uses or result in incompatibilities with the rural character of the
County’s coastal zone. These policies are also intended to concentrate development in suitable
locations, ensure that.adequate public services are available for new development, and protect
coastal wildlife, habitat, and scenic resources. Pursuant to the LCP, implementation of the
agriculture policies would be through the creation of a Coastal, Agricultural Production Zone (C-
APZ) zoning and zoning-specific development standards and requirements. The proposed LCP
policy would not conflict with the LCP’s agriculture policies because the policy would neither
affect prime agricultural land nor the C-APZ zoning, both of which do not exist on the property.
Additionally, the existing Coastal, Village Commercial Residential (C-VCR) and Coastal,
Suburban Agricultural (C-R-A) zoning designations recognize the limited agricultural uses of the
property by allowing only limited, small-scale agricultural uses. The proposed Coastal
Residential Multiple Planned (C-RMP) and Coastal Residential Multiple Planned Commercial
(C-RMPC) zoning would allow for similar limited small-scale agricultural uses. The existing
zoning of the property and surrounding areas already contemplates the development of “infill”
properties Jocated within Point Reyes Station that would be separate from and provide a buffer to
larger agricultural landholdings at the periphery of the community. Additionally, due to the

“presence of seasonal wetlands and buffers that encumber large, discontinuous portions of the
property, development of intensive agricultural uses may conflict with -provision of the LCP
relating to wetland protection and enhancement. (Agriculture Policy 1)

. 'Adequate public services and resources, including water supply, sewage disposal, and road access
and capacity) are available to serve the proposed development. The North Marin Water District
has confirmed that it has adequate capacity to supply water to the project site for domestic and
fire protection purposes. The proposed onsite wastewater treatment system would generally
comply with County standards, provided the final design incorporate septic tank sizes and
leachfield that comply with County standards. Adequate road access is available from Highway
‘One and from Mesa Road for the project. (Public Services Policies 1, 2, 3, 4)

- The project is consistent with LCP policies on historic resources because no structures of historic
significant would be demolished as part of the project, and the design of the Williams Street
Apartments and street pattern is consistent with the LCP’s criteria for development within an
historic area. (New Development and Land Use Policy 1)

. No evidence of prehistoric or historic cultural resources have been found on the subject property,
and the proposed project would not affect an area of known or suspected archaeological or
paleontological significance. (New Development and Land Use Policy 2)

. The project would result in buildings that are compatible in height, scale, and design with the
character of the surrounding natural and built environment, that are sited to follow the natural
contours of the landscape, and that are screened with appropriate landscaping which takes into
consideration public views so as not to interfere with public views to and along the coast.
Although the proposed landscaping would increase the degree of partial view obstruction from
offsite public viewing locations toward nearby mountains and other land features, the project
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would not interfere with any public views to or along the coast. Utility distribution lines would -
* be placed underground. (New Development and Land Use Policy 3)

I The project is consistent with the LCP’s policies to provide and protect housing opportunities in
the coastal zone for persons of low and moderate income because it would provide 34 new
affordable housing units with an on-site wastewater treatment system. No units of existing usable

~ bousing would be demolished. (New Development and Land Use Policy 4)

J. The project is consistent with the LCP’s policies which require development to be located over
areas that are stable and to not create a hazard or diminish the stability of an area. The
undergrounding of electrical utility lines would also minimize fire hazards to surrounding areas.
(New Development and Land Use Policy 5),

K. The project has been designed to fit a site’s topography, soils, geology, and hydrology, and all
grading, cut and fill operations, and other site preparation would be kept to a minimum. Areas of
the site which are not suited to development because of known soil, geologic, flood, erosion, or
other hazards have been kept in open space. The extent of impervious surfaces have been
minimized and all surface run-off would be collected through an onsite stormwater collection and
treatment system which includes use of grassy swales and infiltration trenches to facilitate
groundwater recharge. Erosion and sedimentation control and slope stability measures would be
required prior to the construction during the rainy season. (New Development and Land Use
Policy 5)

VII.  WHEREAS the Marin County Board of Supervisors finds that the proposed Precise Development
Plan, subject to the mandatory EIR mitigation and monitoring measures and the conditions of
approval contained herein, complies with the Design Requirements of the Coastal, Residential
Multiple Planned (C-RMP), the Coastal, Residential Multiple Planned Commercial (C-RMPC)

.. zoning districts set forth in Sections 22.57.075 and 22.57.144 of the Marin County Code, as

B follows: '

A. Site Preparation -
1. Grading. Grading for the project has been minimized to a total of 5,400 cubic yards of
earth material, which will be balanced on site on the 18.6-acre property. All slopes have

been rounded and contoured to blend with the existing topography to the extent feasible.

2. Access and Roadways. All roads within the project site have been designed to comply with
the maximum allowable slopes.

3. Erosion Control. The project would be required to provide an erosion and sediment control
plan, consistent with the requirements of Marin County Code Title 23.

4. Drainage. The project design utilizes infiltration trenches, rock drainage trenches, and
vegetated swales to avoid erosion to ensure that the project would not introduce additional
off-site run-off during the 100-year, 24-hour storm flows would filter contaminants on-site
to the extent feasible.

5. Trees and Vegetation. Tree removal has been minimized to a total of four on-site trees and
one off-site trees, which are either ornamentals or non-native in origin.
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Fire Hazards. The project would be designed to incorporate access roads and adequate

water supply to minimize wildfire hazards.

Geologic Hazards. The development would be located on portions of the property that are
geologically stable. :

Watershed Areas. The project would not result in any impacts to the surrounding
watershed.

. Project Design

1.

Clustering. The development would cluster the buildings in the most accessible, least
visually prominent, and most geologically stable portions of the site, consistent with the
need for privacy to minimize visual and aural intrusion into surrounding properties. The
use of clusters would allow for preservation of over three acres of the property, located in
the central portion of the property, as open space both for conservation of wetland
resources and for visual purposes. '

Ridgelines. No portion of the development would be located in a ridgeline area.
Landscaping. The project would be required to utilize landscaping that would minimally
disturb natural areas, and that are compatible with the surrounding areas, consistent with

the community plan’s landscape guidelines. '

Utilities. “All roadways and utilities within the project site would be designed to meet

" minimum safety requirements and improvement standards. Exterior lighting would be

permitted for safety and security reasons but would minimize calling attention to the
project. All utility extensions and connections to the project would be placed underground.

Building Height. The project would utilize one and partial two-story building forms which
generally meet the 25-foot hei ght limit. In order to encourage a diversity of building forms,
and for purposes of ensuring that the project is compatible with the surrounding Point
Reyes Station village, conditions of project approval would provide the applicant with the
flexibility of increasing the heights of four of the buildings within the Papermill Creek
Apartments and Homes to a maximum height of 26 feet.

Materials and Colors. The project would utilize natural exterior materials and colors that
blend into the surrounding environment and that are compatible with the historic qualities
of the surrounding Point Reyes Station village.

Noise. All buildings have been sited to minimize potential noise impacts to surrounding
properties and roadways.

Facilities. The project would incorporate use of materials, siting, and construction
techniques that would minimize consumption of resources such as energy and water; and
that would utilize water-conserving appliances.

Open Space Dedication. The project would create an approximately 2.68-acre open space
lot with wetland resource, visual, and recreational qualities.
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10. Open Space Maintenance and Use. A wetland conservation easement would encumber the - .

open space lot that would be created as a result of this project.

VIII. WHEREAS the Marin County Board of Supervisors finds that the proposéd project, subject to the

X1

Y
=

mandatory EIR mitigation and monitoring measures and the conditions of approval contained
herein, complies with the purpose of the Coastal, Open Area (C-OA) zoning district to provide for
open space, outdoor recreation, and other undeveloped lands, including areas suited for open space
and conservation uses, consistent with Chapter 22.57.130 of the Marin County Code.

WHEREAS the Marin County Board of Supervisors finds that the proposed project, subject to the
mandatory EIR mitigation and monitoring measures and the conditions of approval contained
herein, would comply with the 20,000 square foot minimum lot size, 100-foot minimum lot size,
and setback requirements under the Coastal, Suburban Agricultural (C-RA:B-3) zoning which
would remain over the market rate residential lot Jocated in the northeastern portion of the property.

WHEREAS the Marin County Board of Supervisors finds that the proposed Rezoning application,
as modified by conditions of approval, would be consistent with the policies contained in the Marin

: Countywide Plan, the Point Reyes Station Community Plan, and the Local Coastal Program Unit II
. by establishing appropriate zoning districts to govern the various components of the project. ’

WHEREAS the Marin County Board of Supervisors finds that the proposed Master Plan
application, as modified by conditions of approval, would be consistent with the policies contained
in the Marin Countywide Plan, the Point Reyes Station Community Plan, and the Local Coastal
Program Unit II by establishing a general site development plan with the location of land uses,
residential densities, and development that corresponds with each component of the proposed Point
Reyes Affordable Homes project. ' '

.~ WHEREAS the Marin County Board of Supervisors finds that the propbsed project, subject to the

mandatory EIR mitigation and monitoring measures and the conditions of approval contained
herein, is consistent with the requirements for approval of a Precise Development Plan for the
Williams Street Apartments, Papermill Creek Apartments, and the Papermill Creek Homes for
reasons including, but not limited to, the following: .

A. The findings for Design Review contained in Marin County Code Section 22.82.040 can be
. made for the proposed project because it: (1) would result in structures of a height, mass and
bulk proportionately appropriate to the site; and (2) would maintain adequate setbacks from
property lines and other buildings on surrounding properties. Construction of the proposed
single-family and multiple-family residences would conform to principally-permitted uses in
the proposed zoning districts that would govern the subject property and would be situated
solely on the subject property. The proposed yard improvements would be located solely
within the subject property and would not interfere with access easements and open space areas
in the vicinity of the project site. Proposed landscaping would adequately screen the structures
from off-site locations, would stabilize and prevent the erosion of graded soils around the
structure, and would enhance the privacy of the occupants of the subject and surrounding
properties. The proposed improvements would minimize drainage alteratjons, grading and
excavation, tree removal and other adverse physical effects on the natural environment.
Finally, the design of the proposed structures would be compatible with that of other houses in
Point Reyes Station village, would respect the surrounding natural environment, and would not
adversely affect views of other properties in the vicinity.
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B.

The proposed project would be consistent with policies contained in the Marin Countywide
Plan, the Point Reyes Station Community Plan, and the Local Coastal Program Unit 11. Please
refer to Sections III through V of this document.

X1Il. WHEREAS the Marin County Board of Supervisors finds that the proposed project, subject to the
mandatory EIR mitigation and monitoring measures and the conditions of approval contained
herein, conforms to the requirements and objectives of the Local Coastal Program, Unit II, and is
consistent with the mandatory findings to approve a Coastal Permit pursuant to Marin County Code -
Section 22.56.130, as specified below:

A.

iUpon completion of a water line extensxon the project would be provided with a domestic

water supply from the North Marm Water District.

The Marin County Environmental Health Services has indicated that an up-to-code sewage
disposal system could be constructed to service the proposed development.

The proposed project would result in approximately 5,400 cubic yards of grading on the 18.6-
acre property. Grading would be balanced on site to accommodate construction of the
roadways and building foundations. A condition of approval will require that all construction
activities conform to the erosion and sediment control requirements contained in Title 24 of the
Marin County Code.

The project would not impact archaeological, historical, or culfural resources because: (1) no
prehistoric resource sites have been recorded within the project area; and (2) the Federated
Indians of Graton Rancheria determined that the project site contains no Native American
cultural sensitivities. However, because Native American archaeological sites within the
western portion of Marin County tend to be located on alluvial flats near sources of fresh water,
there is a potential for identifying unrecorded Native American resources on the project site. A
mitigation and condition of project approval will require that all work at the site shall stop in
the unlikely event that archaeological resources are discovered during construction, and that a
qualified archaeologist shall be consulted to evaluate the resource m accordance with state and
federal guidelines.

Although the property is not located between the sea and the first public road, or on an area
designated by the Local Coastal Program where public access is desirable, the applicant has
proposed the dedication of a pedestrian easement over two portions of the property in order to
provide improved access between adjoining properties and downtown Point Reyes Station.

The propbsed single-family residence would result in an increase the stock of housing for
persons of low and moderate income by 34 units, which represents a beneficial effect.

The subject property is not located on or near any perennial or intermittent stream which has
been identified on the National Resources Map for Unit II of the Local Coastal Program.
Although Lagunitas Creek is located within 400 feet from the southerly boundary of the subject
property, the Environmental Impact Report found that the project would not result in
significant, unmitigable impacts to the stream’s resources. The project has also been designed
to avoid fill of on-site wetlands totaling approximately 0.25 acres or surficial encroachments
into the 100-foot wide wetland buffer zone.
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H. The proposed project would not adversely affect coastal natural resources.

The proposed project would have no significant adverse effects on wildlife, vegetation, and any
special-status species (i.e., species listed by the State and federal government as rare, threatened
or endangered, or species proposed or considered candidates for such listing). The project site
does not provide habitat for special-status species, and none are expected to occur onsite. The
project, therefore, would not directly affect any special-status species or their habitats. The
proposed project would have a less-than-significant indirect impact on the federally-listed
species California red-legged frog, Coho salmon, and steelhead. The project would result in the
removal of five trees, including three fruit trees and one Monterey pine tree near the existing
abandoned residence and one Monterey pine tree located within the road right-of-way for Mesa
Road, near the entrance to the Bostick Avenue roadway. The removal of ornamental and non-
native trees was found not to be a significant impact. The project site is located approximately
400 feet north of Lagunitas Creek (at its closest point) and would have no direct impact on the
creek or its fish and wildlife species. Based on the discussion of wastewater and drainage
issues above, the project would not result in md]rect impacts on the water quality of Lagunitas
Creek.

The introduction of invasive species as f)an of the project landscaping could lead to the spread
of invasive species in the Point Reyes area. Should the non-native species expand beyond the
project area and invade the surrounding vegetative communities, impacts to native flora and
fauna could result. A condition of approval would require ‘the applicant to eliminate all
invasive species and to utilize landscape species that are recommended in the Point Reyes
‘Station Landscaping Guide that is included as Appendix X to the community plan.

The proposed project and cumulative projects in the area would result in the loss of non-native
grassland, avian foraging habitat, and non-native trees. Trees on and adjacent to the property
provide potential nest sites for raptors and other birds. In order to ensure that potential impacts
on raptors and other tree-nesting birds are reduced to a less-than-significant level, a condition
of approval would require the conduct of focused surveys prior to construction during the
nesting season (February 1 to August 31), to cease construction within 400 feet of an active
nest if nesting raptors are found, to avoid tree removal during the nesting season (February 1 to
August 31), and to delay removal of trees where an active nest is found..

1. The proposed construction does not encompass provisions for revetments, breakwaters,
seawalls, or other manmade alterations that would alter the existing shoreline condition or
prevent the re-establishment of the existing dune contours because the property is not adjacent
to a beach or dune protection area.

J. The property is not located in an area containing geologic hazards. All improvements will be
constructed in accordance with the current building and seismic codes as well as development
standards contained in Marin County Code Title 24.

K.  Although the project would result in the replacement of an existing water line within the
Highway One right-of-way, this work would not distract from the rural, scenic charactenstlcs
of this roadway.

L. The proposed division of the propeﬁy into 13 lots would allow for the clustering of future
development on the least environmentally sensitive portions of the property and the
preservation of open space areas.
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M. The proposed project would not conflict with the visual character of the surrounding Point
Reyes Station community because the height, scale, and design of the buildings are compatible
with the character of the surrounding natural and built environments. Adequate landscape
screening would be utilized in a manner that would not obstruct public views of surrounding
mountains. All new utility lines would be installed underground in order to minimize impacts
to views from roads and other off-site vantage points.

N. The proposed project would provide a mix of residential and visitor-serving commercial uses,
including a public parking lot, public restrooms, and a visitor-serving overnight lodge or
equivalent use on the property. '

O. The western portion of the project is located within the historic preservation boundaries for
Point Reyes Station as identified in the Marin County Historic Study for the Local Coastal
Program. The proposed Williams Street Apartment component of the development utilizes a

~ street layout that is based on a modified grid, outward oriented duplex structures that are
aligned to the modified grid, and an architectural vernacular that incorporates building design,
mass and bulk, colors, and materials that are compatible with existing structures in the historic
district. Based on this, the project would comply with the Local Coastal Program’s Design
Guidelines for Construction in Historic Areas. “

" XIV. WHEREAS the Marin County Board of Supervisors finds that the proposed project, subject to the
mandatory EIR mitigation and monitoring measures and the conditions of .approval contained
herein, is consistent with the requirements to approve a Vesting Tentative Map (Section 20.32.110
of the Marin County Code, Section 66474 of the California Government Code) due to the following
reasons.

>

=" A.  The proposed map is consistent with the applicable general and specific plans.

As discussed in Section IIl above; the proposed subdivision is consistent with the Marin
Countywide Plan. The 18.6-acre property is located within the Coastal Recreation Corridor
and is proposed to bé subdivided into 13 separate lots that would provide for the development
of a mixed-density residential and commercial project, consistent with the mix of residential,
visitor-serving, and conservation uses that are encouraged for properties located in the
Coastal Recreation Corridor. As discussed in Sections IV and V above, the proposed
subdivision is consistent with the Point Reyes Station Community Plan and Local Coastal
Program, Unit II, respectively. The proposed map is also consistent with the proposed land
use designations in the Marin Countywide Plan, Point Reyes Station Community Plan, and
the Local Coastal Program, Unit II.

B. The design or improvements of the proposed subdivision is consistent with applicable
' general and specific plans. '

The proposed subdivision is consistent with the Marin Countywide Plan, Point Reyes Station
Community Plan, and the Local Coastal Program, Unit II because the location, layout, and
design of the parcels, building envelopes, vehicular access, utilities, and landscaping will: (1)
meet design goals and policies established by these plan documents regarding vegetation
preservation, grading, ridgeline development, open space, and retention and preservation of-
the natural beauty and quality of life in the Point Reyes area; and (2) satisfy requirements
established in Titles 20 (Subdivision), 22 (Zoning), and 24 (Development Standards),
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including those which address building hei ghi, off-street parking, and development guidelines - -

minimizing grading and tree removal for future residential improvements.

The site is physically suitable for the type of development.

The site is physically suitable for the type of development because each of the development
Jots would will provide an adequate building site for its intended use with County-approved
access, utilities, and services being provided without significant disruption to the surrounding
natural landscape and character of Point Reyes Station.

The site is physically suitable for the proposed density of development.

The site is physically suitable for the proposed residential density because the proposed
subdivision of the 18.6-acre property into 13 parcels would meet maximum density
requirements set forth by the existing and proposed zoning districts and would not create
adverse environmental impacts relating to unstable soil conditions, archeological
disturbances, and.drainage alterations. In addition, further geotechnical investigations would
be required by the Department of Public Works prior to issuance of any permits for single-
family residential development and improvements to ensure that all applicable grading and
drainage provisions contained in the county codes are met.

The design of the subdivision or the proposed improvements is not likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife

or their habitat.

The design of the subdivision and improvements will not cause substantial adverse
environmental damage or substantially and avoidably injure fish or wildlife or their habitat
because the Environmental Impact Report that was prepared for development of the property
concluded that, with the mandatory mitigations, no portion of the project will result in
significant and adverse effects on wetlands, sensitive habitat areas, or special status species of
plants or animals.

The design of the subdivision or the type of improvements is not likely to cause serious
public health problems. '

The design of the subdivision, proposed improvements, and future development is not likely
to cause serious public health problems because there will be adequate provision of water,
sewage, drainage, fire protection, and emergency vehicular access improvements.
Additionally, proposed and future residential structures would utilize fire-resistant materials
in conformance with the latest Fire Code requirements, and vegetation management
techniques would be incorporated to minimize fire hazards in conjunction with proposed and
required landscaping and restriction of development within designated building envelopes.

The design of the subdivision or the type of improvements will not conflict with
easements acquired by the public at large for access through or use of property within
the proposed subdivision.

The project includes a proposed public access easement over a portion of the site that is
currently used for access from the adjoining United States Coast Guard property to the West
Marin School. Additionally, the project includes a six-foot wide pedestrian easement over
portions of two lots within the Papermill Creek Home development to provide a continuous
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public access from downtown Point Reyes Station to the afore-mentioned neighboring
properties..

XV. WHEREAS the Marin County Board of Supervisors finds that dedication of land or payment of in-

] ‘SP

lieu fees for neighborhood and community park or recreational purposes, pursuant to Chapter 20.16
of the Marin County Code, would not be required in conjunction with the proposed project due to
the following factors: (1) the property is located near the Point Reyes National Seashore, where
significant public park and access opportunities already exist; (2) the subject property is not
identified in the Marin Countywide Plan, Point Reyes Station Community Plan, or the Local
Coastal Program for development of a park or recreational facility; (3) the project consists of the
development of an affordable housing project which provides recreational opportunities, such as an
on-site playground; and (4) the project would create a parcel of approximately 2.68 acres for open
space and wetland conservation purposes. ‘
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«EXHIBIT 3”

CONDITIONS OF APPROVAL
Point Reyes Affordable Homes, Inc. Countywide Plan Amendment,
Community Plan Amendment, Local Coastal Program Amendment,
Rezoning, Coastal Permit, Master Plan, Precise Development Plan, and Subdivision

Marin County Community Development Apency — Planning Division

GENERAL

1.

i ![I’

The Point Reyes Ai:fordab]e Homes, Inc. Countywide Plan Amendment, Community Plan
Amendment, Local Coastal Program Amendment, Rezoning, Coastal Permit, Master Plan, Precise
Development Plan, and Subdivision is conditionally approved for the development of a mixed-density
residential project with visitor-serving and conservation uses on property located at 857 Mesa Road,
Point Reyes Station, on Assessor’s Parcels 119-240-45, -46, -57, and -58.

A.

The Marin Countywide Plan Community Development Policy CD-15.18 is hereby amended to
incorporate a Coastal, Multiple Family (C-MF-2), one to four units per acre land use designation.
Community Development Meap 7.9 for Point Reyes Station is hereby amended as follows: (1) the
land area encompassed by the Williams Street Apartments, Papermill Creek Apartments, and
Papermill Creek Homes shall be designated with a Coastal, Multiple Family (C-MF-2), one to
four units per acre land use desi gnation; (2) the land area designated for open space conservation

~ shall be designated with a Coastal, Open Space (C-OS) land use designation.

The corresponding Point Reyes Station Community Plan’s Land Use Policy Map (Map 7.9 of
Appendix M) is hereby amended to incorporate a Coastal, Multiple Family (C-MF-2), one to four
units per acre land use designation over the land area encompassed by the Williams Street
Apartments, Papermill Creek Apartments, and Papermill Creek Homes and to incorporate a
Coastal, Open Space (C-OS) land use designation over the land area designated for open space
conservation. The Zoning Map contained in Appendix A is amended to incorporate the following
new zoning designations: (1) a Coastal, Residential Multiple Plantied (C-RMP-3.2); 3.2 units per
acre maximum density zoning district shall govern the land area designated for the Williams
Street Apartments; (2) a Coastal, Residential Mu]t'i‘p]e Planned (C-RMP-4.3), 4.3 units per acre
maximum density zoning district shall govern the land area designated for. the Papermill Creek
Apartments and Homes; (3) a Coastal, Residential Multiple Planned Commercial (C-RMPC)
zoning district shall govern the land area designated for future development of a public parking
lot, restrooms, and visitor-serving lodge uses; and (4) a Coastal, Open Atea (C-OA) zoning
district shall govern the land area designated for open space conservation. ,

The Local Coastal Program Uit II is amended to incorporate the following new policy 8(b) to
New Development and Land Use Policy: o '

Development of the 18.59-acre property consisting of Assessor’s Parcels 119-240-45, -46, -57,
and ~58 and consisting of Areas A, B, C, D, E and F as depicted on Exhibit E, shall be subject to
the following land use designations, as defined in the Marin Countywide Plan and further
incorporated as Appendix G to the Local Coastal Program: The land use designation for Areas A
and B shall be C-MF-2 (Coastal, Multiple-family, one to four units per acre maximum residential
density). The land use designation for Area C shall be C-SF-4 (Coastal, Single-family

“Residential, one to two units per acre). The land use designation for Areas D and E shall be C-RS
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(Coastal, Residential Commercial, one to 20 units per acre maximum residential density, 30% to
50% commercial floor area ratio). The land use designation for Area F shall be C-OS (Coastal,
Open Space).

The site shall be subject to an overall single site development plan for the entire 18.59-acre area
that consists of Areas A, B, C, D, E, and F. The site development plan shall be subject to the
review and approval of the California Coastal Commission as an amendment to the LCP. Any
coastal development permit or permits for development of any portion of the site shall be
consistent with the approved site development plan. The site development plan shall indicate the
kinds, locations, and intensities of uses allowable in accordance with the following requirements.

1. The total number of residential units on the entire 18.6-acre area shall not exceed 36.

Area A shall be developed with a maximum of seven detached affordable for-sale units
. ranging in size from approximately 900 to0 1,155 square feet.

3. Area B shall be developed with a maximum of 27 rental affordable units ranging in size from

approximately 1,440 to 1,720 square feet, with a manager’s umt/commumty building of

approximately 2,180 square feet.

No more than two residential dwelling units may be developed within Area C.

A minimum of 12 public parking spaces shall be provided within Area D, ’

A minimum of two acres shall be reserved for a future overnight visitor-serving facility,

preferably providing lower cost services to the maximum extent feasible, or an alternative

commercial use deemed appropriate by the Coastal Commission within Area E.

7. Future use of the approximate 18.59-acre area depicted on Exhibit E, mc]udmg all wetlands
shall be consistent with the Local Coastal Program, incliding provisions whxgh mandate a
100-foot minimum buffer as measured landward from the edge of the wetlands.

8. No coastal development permit for a subdivision or division of the approximate 18.59-acre

- area dep:cted on Exhibit E shall be approved without the owner(s) of all such assessor parcels
‘agreeing to grant or offer to dedicate a conservation easement over all wetland and wetland
buffer areas prior to issuance of any coastal development permit for subdivision or division of
the 18.59 acre area depicted on Exhibit E.

SRR

A Rezoning of the affected areas from the existing Coastal, Village Commercial Residential (C-
VCR:B-2) and Coastal, Suburban Agricultural (C-RA:B-3) zoning districts to a Coastal,
Residential Multiple Planned Commercial (C-RMPC) and Coastal, Residential Multiple Planned
zoning districts would be considered as part of the LCP Amendment through the Zoning

- Implementation Plan, and further depicted as Exhibit “D.”

. The Marin County Code Title 22 (Zoning) is hereby amended by rezohmg Assessor’s Parcels

119-240-45, -46, -57, and —58 as follows: (1)a Coastal Residential Multiple Planned (C-RMP-
3.2), 3.2 units per acre maximum density zoning district shall govern the land area designated for
the Williams. Street Apartments; (2) a Coastal, Residential Multiple Planned (C-RMP-4.3), 4.3
units per acre maximum density zoning district shall govern the land area designated for the
Papermill Creek Apartments and Homes ; (3) a Coastal, Residential Multiple Planned
Commercial (C-RMPC) zoning district shall govern the land area designated for future
development of a public parking lot, restrooms, and visitor-serving lodge uses; and (4) a Coastal,
Open Area (C-OA) zoning district shall govern the land area designated for open space
conservation.

. Pursuant to Marin County Code Chapters 22.45, 22. 56, and 20.32, the Point Reyes Affordable

Homes Master Plan, Precise Development Plan, Coastal Permit, and Subdivision applications are
approved for the following: (1) the construction of 27 affordable rental apartments and 7
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affordable for-sale single-family residences; (2) the reservation of land area for future -.

development of a three-bedroom, up to 2,800 square foot market rate single-family residence, a
one-bedroom, up to 750 square foot cottage, and a barn; (3) the reservation of land area for future
development of a 20-room, up to 17,000 square foot lodge or a similar visitor-serving use; (4) the
reservation of land area for future development of a 12-space public parking lot and a restroom
structure; and (5) the reservation of land for open space conservation purposes. A Subdivision
(Vesting Tentative Map) to divide the property into 13 separate lots of record is conditionally
approved. Any modifications to the project that would eliminate the affordable component shall
require an amendment to the Master Plan.

2. Except as modified herein, plans submitted for approval of a Final Map, Improvement Plans, Buildin g

Permits, and Grading Permits shall be in substantial conformance with plans identified as “Exhibit
A,” on file in the Community Development Agency, and consisting of the following:

A. Site and landscape plans consisting of three sheets, entitled “Point Reyes Affordable Housing,”
prepared by Donald L. Blayney and Associates, Landscape Architect, and dated January 25,
2002; .

B. Architectural plans consisting of three sheets; entitled “P.oiﬁt Reyes Affordable Housing,”
prepared by Chris Lamen and Associates, Architecture and Planning and Richard H. Olmsted,
AIA, Architecture and Planning, Inc., and dated January 2002;

C. Vesting Tentative Map and engineering pians consisting of three sheets, entitled “Point Reyes
Affordable Housing, prepared by Euphrat Engineering, and dated January 2002; and

D. Stormwater and wastewater treatment plans, consisting of two sheets, entitled “Point Reyes
Affordable Housing Project,” prepared by Questa Engineering Corp., and dated January 17, 2002
and January 25, 2002. ,

In.the event a conflict exists between plans, the dimensions and specifications from the Vesting
Tentative Map and engineering plans shall govern. Minor modifications to the development plans
may be approved administratively by the Community Development Director provided the
modifications are consistent with the Master Plan and the intent and objectives of the original
condition. The building heights for the Papermill Creek Apartment Type 4 and the Papermill Creek
Homes Type 6 may be increased to 26 feet, at the discretion of the Community Development
Director, in order to allow a variety of building heights in the development.

Exterior building materials for the Williams Street Apartments, Papermill Creek Apartments, and
Papermill Creek Homes shall be in substantial conformance.with the color and materials boards on
file in the Community Development Agency, entitled “Point Reyes Affordable Housing,™ identified
as Exhibits “C-17, “C-2”, and “C-3” and dated January 23, 2002. All exterior flashing, sheet metal,
or metal work shall utilize an appropriately subdued, non-reflective color.

The use of photovoltaic (PV) or solar energy systems is permitted for the development, subject to
review and approval by the Community Development Director in consultation with the Point Reyes
Village Association, provided the following standards are met: (1) the system shall be flushmounted
to the roof of the building; and (2) the color of the PV modules shall be dark, consistent with the
approved roofing material.

The Master Plan shall remain valid and shall run in perpetuity with the subject property. The Precise
Development Plan for the Williams Street Apartments, Papermill Creek Apartments, and Papermill
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* Creek Homes includes Design Review approval for the improvements. The Precise Development
" Plan and Coastal Permit shall be vested through securing a valid Building Permit and/or other permits

related to the approval and substantially completing the improvements in accordance with the secured
Building Permit and/or other permits within two (2) years from the date of approval. Upon written
request by the applicant and payment of appropriate fees at least 60 days prior to expiration of the

initial approval, the Precise Development Plan and Coastal Permit may be extended for a maximum

period of four years pursuant to Sections 22.45.063 and 22.56.120 of the Marin County Code if the
application is consistent with the Master Plan, the Marin Countywide Plan, the Point Reyes Station
Community Plan, and the Local Coastal Program. CONCURRENT WITH THE RECORDATION
OF EACH FINAL MAP, the applicant shall record a deed disclosure, against the title to each of the
lots contained ih that Final Map, which identifies the land use restrictions and conditions required
herein for purposes. of disclosure. '

Future development and use of all portions of the property shall be subject to the following

restrictions and conditions:

A. A conservation easement shall apply to all delineated wetlands and a buffer area extending 100
feet from the edge of the wetlands as depicted in the Final Map. Only the water pipeline
extension approved herein and uses that are allowed by the Local Coastal Program are
permitted within the easement. Fences and other structures shall be prohibited within the
conservation easement area. Animal grazing, filling, or other site alterations are prohibited
within the easement area. Vegetation shall not be removed, unless for purposes of eradicating
non-native, invasive species, to comply with local and State fire safety regulations, to prevent
the spread of disease as required by the State Food and Agriculture Department, or to prevent.
safety hazards to people and property. It shall be the responsibility of the propeny owner to
eradicate non-native, invasive species within the easement area.

B. Except for the solid board fencing located within the Bostick Avenue private road easement, no
fencing is proposed or approved as part of this project. Future construction of fencing should
be minimized to allow movement of wildlife and access to light and views. Fencing shall
utilize a wire mesh or similar open-type design. Except for solid enclosures (such as around
trash storage areas and propane tanks) and privacy fencing between the side yards for the
Papermill Creek Homes, solid board fencing shall not be utilized, unless a finding is: made that
a solid fence is necessary for safety or for community compatibility purposes. Privacy between
properties shall be provided primarily by landscaping.

C. Landscaping, low height fencing, boulders, and/or signs shall be utilized to discourage
vehicular access into or parking over the septic leachfields associated with the Williams Street
Apartments, Papermill Creek Apartments and the future public restrooms and visitor-serving
commercial use.

D. Construction management offices are permitted on the project site subject to review and
approval by the Community Development Director.

Future development and use of the seven lots that comprise the Papermill Creek Homes shall be
subject to the following restrictions and conditions:

A. Horses, donkeys, mules, and similar livestock animals are not permitted to be kept on any

portion of the property.
B.  The area south of Papermill Creek Road shall be kept open and undeveloped.
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10.

C.  Landscaping shall be consistent with the Point Reyes Station Landscaping Guide. Large trees - .

that are not suitable for built-up areas shall be prohibited.

D.  Use of a temporary office for the sale of the properties may be allowed for maximum period of
one year from the issuance of the first building permit for the Papermill Creek Homes or the
close of escrow on the last home, whichever occurs first, subject to review and approval by the
Community Development Director and findings that the location of the office would not result
in a detriment to the surrounding properties and roadways. The office shall be removed no later
than 30 days from the expiration date above. At the discretion of the Community Development
Director, an extension to the time limits established in this condition may be granted
administratively for due cause.

Future development of the market-rate residential lot on Lot 9 of the Point Reyes Affordable Homes
Subdivision shall require Design Review and Coastal Permit approval pursuant to Sections 22.82.020
and 22.56.055 of the Marin County Code. If a food preparation or kitchen facility is proposed within
the one-bedroom cottage on this lot, a Second Unit Use Permit shall be required pursuant to Section
22.98.090 of the Marin County Code. The following restrictions and conditions shall apply to future
development of this property.

A. Any intensification of the residential densxty on this lot beyond two dwelling units shall require
an amendment to the Point Reyes Affordable Homes Master Plan, pursuant to Section
22.45.050(B) of the Marin County Code, and an amendment to the Local Coastal Program, Unit
I Recreation and Visitor Serving Policy 8(b) and Zoning Implementation Plan,

Future development of the public parking lot, restrooms, and the vis'itor-serving commercial use on
Lots 10 and 12 of the Point Reyes Affordable Homes Subdivision shall require Precise Development
Plan and Coastal Permit approval pursuant to Sections 22.45. 050(B) and 22.56.055 of the Marin

County Code.

Future deve]opme_nt of the public parking lot and restroom structure on Lot 12 shall incorporate the

following conditions and restrictions:

A. The location, size, and access for the parking lot and restroom structure shall be in general
conformance with those which were conceptually depicted on Exhibit “A.”

B. The parking lot and restroom structure shall be screened from public views with shrubs consistent
with the Point Reyes Station Landscaping Guide.

C. The width of the dnveway entrance shall be minimized to the extent necessary for safety

purposes.

Future development and use of the visitor-serving commercial use on Lot 10 shall be subject to the
following conditions and restrictions:

A. The following development criteria shall govern the design and layout of the future
improvements:

1) Vehicular access shall be provided off Papermill Creek Road, to the extent feasible;

2) The improvements shall be designed and sited to minimize impacts to the modified historical
grid in the downtown village area;

3) Structures shall be sited toward the easterly portion of the lot, to the extent feasible, in order
to create a more compact development cluster in conjunction with the Papermill Creek

Apartments
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4) The improvements shall be 'deéigned and sited to preserve the open character over the -
westerly portion of the site to the extent feasible.

B. The use shall consist of the overnight lodge use approved by the Master Plan, or a similar visitor-
serving use consistent with the intent and objectives of the Countywide Plan’s Coastal Recreation
Corridor and the Local Coastal Program and the parameters evaluated in the Environmental
Impact Report for the Point Réyes Affordable Homes project.

C. Development of the visitor-serving commercial use on this property shall not occur sooner than
two years following completion of the last residential unit in the affordable housing component of
this project, or January 1, 2006, whichever occurs later. As defined herein, development consists
of the issnance of construction permits from the County of Marin, including, but not limited to, a
Building Permit or a Grading Permit.

11. Future use_of Lot 13 which comprises the wetland resources shall be subject to the following
conditions and restrictions:

A. Prior to the initiation of permitted agricultural uses under the Coastal, Open Area zoning, an
agricultural and natural resources management plan shall be submitted and reviewed by the
Community Development Director, in consultation with the Agricultural Advisory Committee.

B. The opportunity for permanent public access on this lot shall be provided to the extent that it is
consistent with the purpose of the agricultural and natural resources management p]an

C PRIOR _TO APPROVAL OF THE SUBDIVISION IMPROVEMENT AGREEMENT OR

ISSUANCE OF A GRADING PERMIT, the applicant shall demonstrate that a plan for the long-

... term protection of the wetlands has been submitted and found acceptable by the Regional Board

=~ Executive Officer for the Regional Water Quality Control Board. This plan should include

- measures to preclude adverse impacts to the wetlands that may be associated with occupancy and

use of the proposed development, monitoring the conditions of the wetlands, and contingency
measures to be taken in the event that the wetlands are adversely impacted in the future.

SUBDIVISION

12. The Vesting Tentative Map shall expire according to the provisions of the Subdivision Map Act and
any amendments thereto and applicable provisions of the Marin County Code consistent with the
Subdivision Map Act. The Vesting Tentative Map can and likely will employ multiple (phased) Final
Maps which shall be prepared in accordance with state and local laws. Because Lots 9, 10, and 13 are
designated for developmeént and/or uses that would occur in the near fiture, the County recognizes
that all applicable conditions of approval, except those dictating the form of the Final Maps, have
been_satisfied regarding the Final Maps creating Lots 9, 10, and 13. The County shall determine
which_conditions must be satisfied before subsequent Final Maps (other than those Final Maps
creating Lots 9, 10, and 13) are approved. Pursuant to the Subdivision Map Act,-each filing of a Final
Map shall extend the expiration of the remaining Vesting Tentative Map by 36 months (or such other
time as may be later provided by the Subdivision Map Act, as amended) from the date of its
expiration, or from the date of the previously filed Final Map, whichever is later; however, the
multiple Final Maps shall not extend the Vesting Tentative Map more than 10 years. In addition to
the foregoing, the applicint may seek extensions of the Vesting Tentative Map pursuant to other
provisions of the Subdivision Map Act.
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13. The vested rights conferred by this approval to any portion of the project shall last for the collective .

total of (1) the life of the Vesting Tentative Map given by the Subdivision Map Act; (2) the life given

the vested nights by the Subdivision Map Act to the particular Final Map related to such portion; (3)
the life of the building permits and their extension related to construction to such portion; and (4) any

other extension provided by state or local.law. Pursuant to Government Code section 66498.1, if
during the life of the Vesting Tentative Map, applicant requests an extension of time allowed by the
Subdivision Map Act, the County shall grant the extension without condition except those conditions
allowed by Government Code section 66498.1(c).

14, The phasing of the project is not affected by the Lot designations on the Vesting Tentative Map. Lot

numbers were assigned for convenience only, not for their sequence of development.

15.12: Each Final Map to record the Subdivision (Vesting Tentative Map) approved herein shall be |

t lfi

recorded with the County Recorder. Each such Final Map must be in substantial conformance with
the relevant portion of Exhibit "A" including lot lines, building envelopes, easements, and
development standards EXCEPT for the following modifications:

A. Former Lot 13 of the Vesting Tentative Map shall be deleted.

B. A new, modified Lot 13 shall be depicted on the Vesting Tentative Map to incorporate the
wetland areas delineated within the central and easterly portions of the property, generally
following the lot configuration and lot lines depicted manually on an attachment to Exhibit “A”
which is entitled, “Marin County Planning Commission’s Recommended. Plan, (February 11,
2002).” A permanent public access easement to this lot shall be provided, through a combination
of floating or defined access easements through Lots 10, 11, and/or 12. To facilitate provision of
potential access to West Marin School in the future, a similar floating easement shall be provided
over the westerly “flagged” portion of Lot 9. The proposed access easement along the
northeasterly property line of Lot 9 shall be extended to encompass Lots 6 and 7.

. C. The southerly lot line for Lot 10 shall extend to the center line of Papemn]] Creek Road. The

portion of Lot 10 south of the center line and extending to the common property line with the
United States Coast Guard’s Commodore Webster Drive, shall be made part of Lot 8 which
encompasses the Papermill Creek Apartments.

D. The Final Map shall identify a conservation easement over the three wetlands and the buffer areas
extending outward for 100 feet from the exterior edge of the wetlands.

E. The Final Map shall depict an access easement within the Papermill Creek right-of-way to
connect with the 6-foot pedestrian access easement located over Lots 6 and 7.

F. The Final Map shall accurately depict the Bostick Avenue private road easement.

16. 13- PRIOR TO RECORDATION OF THE INITIAL FINAL MAP, the applicant shall submit a copy

of a conforming Vesting Tentative Map for review and approval by the Community Development
Agency. The Vesting Tentative Map shall incorporate the modifications reqmred in the preceding
condition of approval.

17. 44- Pursuant to California Government Code Section 66474.9(b), the County of Marin shall require

that the subdivider defend, indemnify, and hold harmless the County or its agents, officers, and
employees from any claim, action, or proceeding against the County or its agents, officers, and
employees to attack, set aside, void, or annul, this approval by the County, which action is brought
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-within the time period provided for in California Government Code Section 66499.37.  The County
shall promptly notify the subdivider of any claim, action, or proceeding and the County shall
cooperate fully in the defense. If the County fails to promptly notify the subdivider of any claim,
action, or proceeding, or if the County fails to cooperate fully in the defense, the subdivider shall not
thereafter be responsible to defend, indemnify, or hold harmless the County. '

18. 15: Improvements required by Title 20 (Subdivision), Title 24 (Development Sténdards), and any

improvements shown on, or required as a condition of approval (including site grading, drainage,
utilities, and common access roadway improvements) shall be constructed. Prior to commencement
of any construction work, and prior to filing of each Final Map for the residential or visitor-serving
commercial uses, the applicant or owner shall submit to the Marin County Department of Public
Works, Land Use and ‘Water Resources Division, an Improvement Plan as specified in Title 24. The
required subdivision improvements must be completed before the Final Map is filed or before
occupancy of any structure within the approved lots if the applicant or owner is able to enter into an
Improvement Agreement with the Department of Public Works. Such Agreement would be secured
by a good and sufficient improvement security'in an amount adequate to cover the estimated cost of

improvements.

19. 16: Construction of the water line extension shall be restricted to the dry season (April 15 to October

-

~15).  PRIOR TO APPROVAL OF THE IMPROVEMENT PLANS OR ISSUANCE OF A

GRADING PERMIT, whichever occurs first, the applicant shall submit a monitoring plan, prepared
by a qualified wetland biologist, which specifies measures to be undertaken during construction to
minimize construction impacts. ' ,

- 20. 37 The following restrictions and conditions shall be stated or shown on ‘an addendum p;dge to the

Final Map to be filed for record:

" A. A conservation easement shall apply to all delineated wetlands and a buffer area extending 100

feet from the edge of the wetlands as depicted in the Final Map for Lot 13. Only the water
pipeline extension approved herein and uses that ‘are allowed by the Local Coastal Program are

. permitted within the easement. Fences and other structures shall be prohibited within the
conservation easement area. Animal grazing, filling, or other site alterations are prohibited within
the easement area. Vegetation shall not be removed, unless for purposes of eradicating non-
native, invasive species, to comply with local and State fire safety regulations, to prevent the
spread of disease as required by the State Food and Agriculture Department, or to prevent safety

- hazards to people and property. It shall be the responsibility of the property owner to eradicate
non-native, invasive species within the easement area.

B. Except for Lot 9, further subdivision of any parcel or lot within the subdivision shall not be
permitted.

2]. 13- PRIOR TO RECORDATION OF EACH FINAL MAP, the Final Map must be submitted to the

County Surveyor for review and approval. The Final Map data and form must be in compliance with
provisions of Chapters 20.36 and 20.40 of the Marin County Code. All building envelopes, approved
as shown on the Vesting Tentative Map, shall be designated on an addendum page to the Final Map.

22.19: PRIOR TO RECORDATION OF THE FINAL MAP FOR LOT 13, APPROVAL OF THE

SUBDIVISION IMPROVEMENT AGREEMENT, OR ISSUANCE OF A GRADING PERMIT,
whichever occurs first, the applicant shall demonstrate that wetland compensation at a ratio of 3:1
shall be provided on-site to compensate for disturbance within the 100-foot wetland buffer area
related to the undergrounding of the water line extension. The applicant shall submit a plan, prepared
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by a qualified wetland biologist, which includes recommendations for wetland enhancement measures . _
that provide equivalent levels of function and values as those which have been impacted by the .
construction within the wetland buffer area. This condition would not apply if the water line
extension were relocated to avoid encroachment into thé wetland buffer area. PRIOR TO FINAL
INSPECTIONS OF THE SUBDIVISION IMPROVEMENTS, the applicant shall demonstrate that all
measures identified in the approved wetland enhancement plan have been completed to provide
adequate compensation for wetland buffer area disturbances, and that a monitoring plan has been
implemented to ensure the long-term success of these measures.

23.206: PRIOR TO RECORDATION OF THE FINAL MAPS FOR THE RESIDENTIAL OR VISITOR- |
SERVING USES, APPROVAL OF THE SUBDIVISION IMPROVEMENT AGREEMENT, OR
ISSUANCE OF A GRADING PERMIT, whichever occurs first, the following 1tems shall be
submitted to the Plannmg Division:

A. A letter of confirmation from the North Marin Water District which confirms that all required
legal, financial, and construction agreements have been applied for and completed to provide
water extension facilities to the approved lots;

B. A letter of confirmation from the local provider of electricity (PG&E), which confirms that all
required legal, financial, easements, contrécts, and construction agreements have been applied for
and completed to provide service to the approved lots;

C. A letter from the North Marin Water District which acknowled ges.receipt of written confirmation
from the agencies with regulatory oversight over the District’s water supply wells that all
precautionary measures have been incorporated into the design of the project’s wastewater
systems to minimize potential contamination of the Water District’s wells; and

D. A letter from the Environmental Health Services Division which confirms that sufficient
information has been provided by the project engineer to support the methodology and
assumptions that form the bases for the design of the wastewater and stormwater systems and
which confirms that the design would adequately address the following concerns: (1) adequacy of
the design to adequately handle wastewater and stormwater runoff; (2) the adequacy of the
hydrogeologic investigation to address concerns relating to viral contamination of Lagunitas
Creek; (3) the potential for nitrate contamination of Lagunitas Creek; and (4) the adequacy of the
site to accept post-development stormwater run-off.__ This letter should include written
documentation of compliance with County regulations by the Environmental Health Services
Division for on-site wastewater systems for all components and aspects of the designs. The
compliance letter shall be submitted to the Regional Water Quality Control Board for review and
approval by the Regional Board Executive Officer. :

24. 21 CONCURRENT WITH THE RECORDATION OF EACH FINAL MAP, the following shall be |
recorded: (1) all conditions of project approval contained herein; (2) a conservation easement which
encumbers Lot 13 and all wetland buffer areas extending 100 feet from the perimeter of the
delineated wetlands; and (3) the hold harmless agreement. All documents shall be in a form approved
by the County Counsel and shall comply with the Subdivision Map Act.

25.22- PRIOR TO APPROVAL OF THE SUBDIVISION IMPROVEMENT AGREEMENT OR l
ISSUANCE OF A GRADING PERMIT, whichever occurs first, the applicant shall submit plans for
installation of all stormwater treatment and disposal improvements that are shown on Sheet C-1A of
“Exhibit A.”_The applicant shall also demonstrate that an Operation. Maintenance, and Monitoring
Plan for the stormwater systems, has been submitted and found acceptable by the Regional Board
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Executive Officer for the Regional Water Quality Control Board. This Plan should include
identification of which entity will be responSJb]e for maintaining the stormwater systems, and the
means to assure that necessary funding to conduct operation, maintenance, and monitoring activities

are in place.

26.23: PRIOR TO APPROVAL OF THE SUBDIVISION IMPROVEMENT AGREEMENT OR |
ISSUANCE OF A GRADING PERMIT, whichever occurs first, the applicant shall submit
construction plans depicting the installation of a solid 6-foot high privacy fence within the Bostick
Avenue private road easement, as depicted on Exhibit “A” and the removal of the 20-inch Monterey
pine tree located within the Mesa Road right- -of-way. (Completion of the improvement required in
this condition shall serve to demonstrate compliance with Mitigation 4.7-4 of the project’s
Environmental Impact Report, as referenced in Condition of Approval 77.)

21._ 24 PRIOR TO FINAL INSPECTIONS OF THE SUBDIVISION IMPROVEMENTS, a licensed |
arborist shall submit a letter report evaluating the effectiveness of all tree preservation measures and
providing additional recommendations to ensure the long-term health and well-being of the Cypress
trees located on either side at the commencement of Papermill Creek Road.

28. 25: Unless a public emergency services provider recommends otherwise or unique circumstances |
necessitate a change, street addresses for the approved lots shall be as follows. This approval does
not necessarily establish the final street names. Following consultation with the Point Reyes Station
Village Association to receive input, the final street names may be submltted as part of the Final Map
for this subdivision.

Lot# Street Address

21 Papermill Creek Road
23 Papermill Creek Road
25 Papermill Creek Road
27 Papermill Creek Road
29 Papermill Creek Road
31 Papermill Creek Road
33 Papermill Creek Road
5 Papermill Creek Road
27 Bostick Avenue

1 Papermill Creek Road
3 Bostick Avenue

1 Bostick Avenue

NN IS NEE R O N g
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DEVELOPMENT

29. 26: PRIOR TO ISSUANCE OF A DEMOLITION PERMIT, the applicant shall prepare and submit a |
Health and Safety Plan for review and approval by the Bay Area Air Quality Management District
(“BAAQMD?”). This plan shall be prepared in accordance with California Occupational Safety and
Health Agency requirements and shall contain the means and methods for controlling and monitoring
airborne asbestos.

30. 27. PRIOR TO ISSUANCE OF A BUILDING PERMIT, the applicant shall revise the site plan or |
other first sheet of the office and job site copies of the Building Permit plans to list these Conditions
of Approval as notes.
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31.28: PRIOR TO ISSUANCE OF A BUILDING PERMIT, the applicant shall revise the plans to depict

the location and type of all exterior lighting for review and approval of the Community Development
Director. Exterior lighting shall be permitted for safety purposes only, must consist of low wattage
fixtures, and must be directed downward and hooded. A cut (specification) sheet depicting all
exterior lights shall be included on the Building Permit plans.

32. 2% PRIOR TO ISSUANCE OF A BUILDING PERMIT, the applicant shall submit details for all

proposed site improvements for the review and approval by the Community Development Director in
consultation with the Point Reyes Village Association. The plans shall specify the location and
design, if applicable, of all trash enclosures, mailboxes, play area improvements, signage, propane
tanks, and fencing. .

33.30: PRIOR TO ISSUANCE OF A BUILDING PERMIT , the applicant shall submit a construction

management and phasing plan for review and approval by the Community Development Director in
consultation with the Department of Public Works. The plan shall designate the areas for
construction staging activities, including the areas for parking of construction vehicles. The applicant
shall be responsible for ensuring that all construction vehicles, equipment and materials are stored on
site and off the street so that-pedestrian and vehicles can pass safely at all times. The applicant shall
be responsible for ensuring that the number of construction vehicles shall be limited to the minimuny
number necessary to complete the project. . S

'34. 33 PRIOR TO ISSUANCE OF A BUILDING PERMIT, the applicant shall submit a "Statement of

Conformance” prepared by a certified or licensed landscape design professional which confirms that
the approved landscaping plan conforms to the design requirements contained in Chapter 23.10
(Water Efficiency in Landscaping) of the Marin County Code. Altemnatively, the applicant may
satisfy this requirement by submitting a letter from the North Marin Water District confirming project
compliance with the district’s landscape water efficiency regulations. - This requirement is not

.. applicable if the applicant demonstrates that all project landscaping would be irrigated exclusively

with reclaimed water or with private well water.

35. 32 PRIOR TO ISSUANCE OF A BUILDING PERMIT, the app]iéant shall submit a revised final

landscape plan for review and approval by the Community Development Director, in consultation
with the Point Reyes Village Association which incorporates the following modifications to Exhibit
“A”: .

A. The palette of broadleaf and conifer trees shall be deleted and replaced with suitable tree species
-from the Point Reyes Village Landscaping Guide. ‘

B. The trees depicted in the easterly rear yards of Lots 6 and 7 of the Papermill Creek Homes shall
be deleted. Smaller, native landscape specimens, consistent with the Point Reyes Station
Landscaping Guide, may be planted for privacy screening purposes.

36.33- PRIOR TO ISSUANCE OF A GRADING PERMIT OR BUILDING PERMIT, whichever occurs

first, the applicant shall submit a tree protection plan for the review and approval of the Community
Development Director. The plan shall be prepared by a certified arborist and shall include the

requirements contained in this condition. The plan shall specify the installation of temporary fencing -

around the outer dripline of all trees which are located adjacent to the approved improvements. The
fencing shall remain until all construction, including utilities, are completed. No construction activity
(including grading, access, materials storage, and soil stockpiling) shall occur within the dripline of
all protected trees. If utility lines must be located within the dripline, the trenches must be cut by
hand and all roots one inch or greater in diameter must be protected and if necessary, sawn but not
torn or ripped. If construction access, storage or stockpiling must be located within the dripline, then
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at least a 6-inch mulch layer must first be installed. At the end of construction, the area shall be - -
“aerated and the tree fertilized. Any tree accidentally damaged during construction shall be inspected

and treated by an arborist. In the event the tree is removed or permanently damaged, it shall be

replaced with similar tree species on a two to one basis, unless express approval to waive replacement

is granted by the Community Development Director.

37. PRIOR TO ISSUANCE OF A BUILDING PERMIT for the Williams Street Apartments or the
Papermill Creek Apartments, the applicant shall submit a Below Market Rate Agreement for review
and approval by the Community Development Director. The agreement shall be consistent with
Section 22.97.050 of the Marin County Code and controlling state law. The agreement shall
acknowledge that the project would consist of inclusionary rental units to be occupied by, and
affordable to, very low and low income residents for a specified period of at least 55 years. The
agreement shall also contain initial and periodic monitoring provisions to verify compliance with the
terms of the agreement.

38. PRIOR TO ISSUANCE OF A BUILDING PERMIT for the Papermill Creek Homes, the applicant
shall submit a Below Market Rate Agreement for review and approval by the Community
Development Director. The agreement shall be consistent with Section 22.97.070 of the Marin
County Code and applicable law. The agreement shall acknowledge that the project would consist of
inclusionary for-sale units to be sold to residents of very low, low, or moderate income. The
agreement shall also contain initial and periodic monitoring provisions to verify compliance with the

terms of the agreement.

39. 36- The only trees approved for removal are those depicted on Exhlblt “A,” including the 20-inch I
Monterey pine tree located within the Mesa Road right-of-way within the sight distance for Bostick-
Avenue. No other existing trees on the subject property shall be removed except to comply with local
and State fire safety regulations, to prevent the spread of disease as required by the State Food and

= Agriculture Department, and to reasonably prevent safety hazards to people and property.

40. 3% PRIOR TO OCCUPANCY, the applicant shall submit a “Statement of Completion,” signed by a |
certified or licensed landscape design professional, which confirms that the approved landscaping was
installed as designed, or written proof from the North Marin Water District that the installed
landscaping has been planted in conformance with the plans approved by the district. This
requirement is not applicable if the applicant demonstrates that all project landscaping would be
urigated exclusively with reclaimed water or with private well water.

41. 38 PRIOR TO OCCUPANCY for the Williams Street Apartments, Papermill Creek Apartments, and |
Papermill Creek Homes, the applicant shall install all proposed and required landscaping. All soils
disturbed by development of the project shall be reseeded with native grasses or wildflowers to
control erosion. The applicant shall call for a Community Development Agency staff inspection of
the landscaping and irrigation at least five working days before the anticipated completion of the
project. Failure to pass inspection will result in withholding of the final inspections and imposition of
hourly fees for subsequent reinspections.

42. 39 PRIOR TO OCCUPANCY for the Williams Street Apartments and the Papermill Creek |
Apartments, the applicant or owner shall submit a maintenance performance agreement to the
Community Development Director for review and approval. The agreement shall be secured by a
performance bond in the amount of one and one-half times the value of all landscaping to ensure the
proper maintenance, care, and establishment of the landscaping for a period of two years following
the grant of occupancy for the last building. Any dead landscaping or landscaping in a state of
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permanent decline shall be replaced at the end of the two-year maintenance period to the satisfaction --
of the Community Development Director.

43. 40: PRIOR TO OCCUPANCY OF THE LAST AFFORDABLE RESIDENTIAL UNIT, the applicant |
shall demonstrate that the existing corral and fencing on the property have been removed, and that the
existing driveway has been restored and reseeded to reflect a natural condition.

44. 43 Any changes or additions to the project shall be submitted to the Community Development |
Agency for review and approval before the contemplated modifications may be initiated.

Marin County Department of Public Works

45.42- PRIOR TO APPROVAL OF A SUBDIVISION IMPROVEMENT AGREEMENT OR |
ISSUANCE OF A GRADING PERMIT; whichever occurs first, the applicant shall comply with the
following condition. The applicant shall submit improvement plans as specified in Marin County
Code Title 24, which shall provide for the required roadways, drainage improvements, traffic
improvements, and other relevant improvements. The applicant shall make all arrangements required
by the County to ensure that these improvements are completed in conjunction with the proposed
development.

46.43- PRIOR TO APPROVAL OF A SUBDIVISION IMPROVEMENT AGREEMENT OR |
ISSUANCE OF A GRADING PERMIT, whichever occurs. first, the applicant shall comply with the
following condition. To reduce offsite flood-related impacts to the maximum extent practicable, the
capacity of the proposed retention facilities shall be sized such that the project results in no increase
in post-development runoff volumes beyond existing runoff volumes from a 100-year, 24-hour storm
event. This event represents the largest design event (by volume) commonly used as an industry
standard. The following requirements shall be satisfied:

A. Installation and operation of the drainage system shall be such that the site drainage during
construction shall result in no increase in post-development runoff volumes beyond existing
runoff volumes from a 100-year, 24-hour storm event.

B. The drainage and infrastructure design capacity of the proposed retention and infiltration facilities
shall accommodate any existing runoff from the West Marin School property.

C. The drainage and infrastructure design shall be sized to accommodate runoff from paved roads,
and future development on the commercial parcel and the public parking parcel.

D. The applicant shall provide supporting hydrology and hydraulic calculations, references, model
studies, reports, or other information necessary to confirm the project’s drainage design.

4447, PRIOR TO APPROVAL OF A SUBDIVISION IMPROVEMENT AGREEMENT OR |
ISSUANCE OF A GRADING PERMIT, whichever occurs first, the applicant shall comply with the
following condition. The project shall have an erosion and sediment control plan which addresses
both interim (during construction) and final (post construction) control measures. The specific
control measures to be utilized shall be subject to the review and approval of the Department of
Public Works and shall be in general accordance with the current “Manual of Standards for Erosion
and Sediment Control Measures” pubhshed by the Association of Bay Area Governments. The plan
shall be implemented by October 15t" or earlier if so required by the Department of Public Works.
The applicant shall demonstrate that a Notice of Intent to Comply with the statewide NPDES General |
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Permit for Storm Water Discharges Associated with Construction Activity has been filed. The 1
following requirements shall be met.

A. All disturbed surfaces including but not limited to cut and fill slopes, building pads, driveways
and areas cleared of vegetation shall be protected against erosion by measures approved by the
Department of Public Works that are appropriate to the site, phase of construction and time of

year.

B. Grading operatlons shall not be conducted during the rainy season (October 15th through April
15th) without prior approval from the Department of Public Works. Such approval shall only be
given upon clear demonstration, to the satisfaction of the Department of Public Works, that at no
stage of the work will there be any substantial risk of increased sediment discharge from the site.
When grading operations are permitted during the rainy season, a-phasing plan and work schedule
shall be required to insure that the smallest practicable area of erodible land is exposed at any one
time and the time of exposure is minimized. The phasing plan and work schedule must be
approved by the Department of Public Works prior to the start of grading or prior to October 1st
at the discretion of the Department .of Public Works. A cash bond in an amount approved by
Department of Public Works may be required to insure that control measures are implemented
and maintained.

48. 45- PRIOR TO APPROVAL OF A SUBDIVISION IMPROVEMENT AGREEMENT OR |
ISSUANCE OF A GRADING PERMIT, whichever occurs first, the apphcant shall submit plans that
demonstrate compliance with the following requirements:

A. The applicant shall submit for review and approval by the County a design-level geotechnical

investigation. Plan review and construction observation/testing is required by the project

.. geotechnical engineer. The final design of the proposed improvements shall incorporate the
- results of the geotechnical investigation approved by the County.

B. All private streets shall be improved to a 20-foot minimum width and be contained within the
roadway easement. '

C. All roadways and parking lots shall be paved. Permeable pavements may be allowed, subject to
review and approval by the Department of Public Works.

D. The plans shall include roadway profiles and -cross—sections

E. The plans shall indicate the building pad rough grade e]evatlons

F. Details for both proposed intersections with Mesa Road shall be provxded These include all
proposed improvements, edge of pavement for both sides of street, any driveways in the vicinity
of both proposed intersections, and an analysis of sight distance. The project shall comply with

all approved mitigations.

G. Parking spaces shall be dimensioned on the plans. ' The plans shall include the handicap parking
spaces and the parallel spaces on Papermill Creek Road.

H. Handicap parking shall comply with the California State regulations for disabled access.
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1. 'The applicant shall indicate on the plans the minimum horizontal setback distance along the -

property boundaries, structures and septic systems, and vertical setback from ground water, for
the infiltration trenches, as approved by the Department of Public Works.

The plans shall include an easement connecting a future walkway from the public parking lot
parcel to Mesa Road.

49. 46- PLANS SUBMITTED FOR FUTURE CONSTRUCTION of the public parking lot and restroom

lot shall provide for a futore walkway from the parking lot to Mesa Road.

50.47% PRIOR TO APPROVAL OF A SUBDIVISION IMPROVEMENT AGREEMENT OR

ISSUANCE OF A GRADING PERMIT, whichever occurs first, the applicant shall submit
doqumentation from the Fire Marshal approving the roadway/driveway widths and turnarounds.

51. 48 PRIOR TO RECORDATION OF ANY FINAL MAP OR ISSUANCE OF A GRADING _

-

PERMIT, whichever occurs first, the app]icant shall submit a conforming tentative map for review by
the Department of Public Works and the Community Development Agency which indicates
conformance with all conditions of project approval. The tentative map shall include the following:

A. Drainage facilities, including but not limited to, infiltration trenches,”sedimentation basins, and

conduits, serving multiple parcels shall have drainage and drainage access easements. Sufficient
easements shall be required for underground conduits, infiltration trenches, for disposal of surface

and storm waters, together with sufficient easements for overflow and ponding, and vehicle

access necessary to provide for proper operation and maintenance of drainage facilities. All such
easements shall comply with Marin County Title 24 and shall be of sufficient width for the

purposes intended, as approved by the Public Works.

B. Ownership and easement. boundaries shall be shown for .the Bostick Avenue private road

easement. The applicant shall provide documentation supporting the boundary determination.

52. 49: PRIOR TO RECORDATION OF EACH FINAL MARP, the applicant shall submit a maintenance

agreement(s) which provides for the ability of the drainage and roadway improvements to be
maintained by the associated parcels. The agreement. shall be submitted to the Department of Public
Works for review and approval and shall be recorded concurrently with the Final Map.

53.56: PRIOR TO RECORDATION OF EACH FINAL MAP, the applicant shall enter into an

Improvement Agreement for those required improvements that are not constructed prior to
recordation of the map.

34.53- PRIOR TO ISSUANCE OF A BUIDLING PERMIT, the Building Permit plans shall be reviewed

and approved by a Registered Soils Engineer. Certification shall be either by stamp and original
signature on the plans, or by a stamped and signed letter.

55.52- All work within the County right-of-way shall require an Encroachment Permit from the

Department of Public Works.

56.53- PRIOR TO FINAL INSPECTION OF THE SUBDIVISION IMPROVEMENTS OR GRADING

PERMIT, whichever occurs first, the applicant shall conduct a flow verification test of the infiltration
trenches, and the engineer shall certify to the Department of Public Works that the infiltration
trenches were installed in substantial conformance to the plans and are operational.
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Marin County Community Development Agency - Environmental Health Services

57.54- PRIOR TO ISSUANCE OF A BUILDING PERMIT, the applicant shall obtain the necessary

construction permits for the septic systems and comply with all permitting conditions related to the
permits._The permit approvals include either a renewable operating permit issued by Environmental
Health Services, or Waste Discharge Requirements or waiver thereof issued by the Regional Water
Quality Control Board.

$5:58. In addition to standard requirements for routine inspection and maintenance, AN Operation,

Maintenance, and Monitoring Program and Contingency Plana—meﬁﬂeﬂﬁg—aad—eemmgeaeﬁa}an shall

be required for the project. The plan shall include provisions for water quality monitoring,
repair/replacement of malfunctioning equipment, and other remedial measures to handle unexpected
problems with the septic leachfields and to prevent contamination of groundwater sources. The plan
should include a complete description of all equipment and components of the system, a description
of how the system and relevant individual components are intended to work, and all activities needed
or recommended in order to ensure proper system performance. The plan should identify procedures
for conducting monitoring of ground water guality upslope, within, and downslope of the project site,
and other ambient conditions (e, g. rainfall and groundwater levels) in order to demonstrate
compliance wnh original wastewater system design criteria. The contingency component of the plan
should include actions to be taken in the event of malfunctionin g equipment or system, of unexpected
problems, or that the system does not comply with design criteria or ambient condition criteria. The
plan_should identify the responsible party for the system, how identified plan_actions will be
implemented, and how identified contingency actions will be funded. The plan shall be submitted for
review and approval by the Community Development Director and the Regional Board Executive
Officer for the Regional Water Quality Control Board, in consultation with the North Marin Water
District, PRIOR TO RECORDATION OF THE FINAL MAP.

: _56:59. In order to enhance the operation of the septic system and minimize costs for maintenance and

60.

repair, the use of kitchen sink garbage disposal units is discouraged in the Papermill Creek Homes,
Papermill Creek Apartments, and the Williams Street Apartments. The applicant shall include this
restriction as part of the disclosure documents to potential buyers and renters of the homes. PRIOR
TO FINAL INSPECTION OF EACH SEPTIC SYSTEM, the Environmental Health Services staff
shall conduct an inspection to verify that the kitchens are not equipped with kitchen sink garbage
disposal units.

When the septic system for the future visitor-serving commercial parcel is designed, it shall be
designed to comply with Environmental Health Services regulations.

Maril_] County Filfe Department

61.58: PRIOR TO ISSUANCE OF A GRADING OR BUILDING PERMIT, whichever occurs first, the

applicant shall submit written verification from the Fire Marshal that the project complies with all
requirements for fire safety, including provision of adequate water for fire protection, road access,
and vegetation management.

59:62. PRIOR TO FRAMING INSPECTIONS, the applicant shall submit written verification from the

63.

Fire Marshal that adequate fire protection arrangements have been completed for this stage of the
development.

60: PRIOR TO OCCUPANCY, the applicant shall submit written verification from the Fire Marshal
that all fire protection requirements have been completed.
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North Marin Water District

64.61- The applicant shall enter into a water service facilities agreement with the District, make all
necessary financial arrangements (including payment of connection fees) and construct all necessary
off tract and on tract facilities to serve the project.

62:65. The project shall comply with North Marin Water District’s water conservation Regulation 17. |
This regulation includes requirements for low flow interior plumbing fixtures, installation of laundry

facility washing machines that are Energy Star Rated and restrictions on turf irrigation.

California Department of Transportation

63-66. _An Encroachment Permit is required for any work or traffic control measures proposed within the
State right-of-way at Highway One.

Project Environmental Impact Report Mitigations

The following conditions of approval, numbers 64 through 88, have been derived from mitigations
contained in the Environmental Impact Report for the project. All stages of project development shall
conform with the adopted Mitigation, Monitoring and Reporting Program, and the County of Marin
will verify compliance with each of the required mitigations. The detailed reporting checklist in a table
Jormat reflects the specific monitoring, implementation, and timing provision of the Environmental
Impact Report mitigation measures and shall serve the purpose of verifying project compliance with
the required conditions of approval. Unless otherwise provided, the applicant may implement
conditions of approval for a specific geographic area only when improvements are to be constructed or
developed in that area. The source of each condition is provided as a bracketed reference at the end of
each condition. For example, (Geology #1.1-1) refers to geology mitigation measure 1.1-1 from the
- EIR.

67. 64- PRIOR TO ISSUANCE OF A BUILDING PERMIT, the proposed landscaiping plan shall be
modified such that no trees or other vegetation are planted in a manner that would block views or
sunlight from adjoining properties. (Plan Policy, #4.2-2)

68. 65: PRIOR TO ISSUANCE OF A BUILDING PERMIT, the applicant shall submit plans
demonstrating that all utility distribution lines within the project site, including the proposed road
rights-of-way, shall be placed underground. (Plan Policy #4.2-3)

69. 66: PRIOR TO RECORDATION OF THE FINAL MAP FOR LOT 9, ISSUANCE OF A GRADING
PERMIT, OR ISSUANCE OF A BUILDING PERMIT, whichever occurs first, the project sponsor
shall execute a covenant, subject to review and approval by Marin County, prohibiting further
subdivision of the market rate farm parcel created by the proposed project_beyond the subdivision
necessary for the creation of the two lots for the market-rate housing wnits. (Plan Policy #4.2-5)

70.6%- PRIOR TO ISSUANCE OF A CONSTRUCTION PERMIT FOR THE SEWAGE DISPOSAL
SYSTEM, and in order to comply with county standards for septic tank design, a two-inch vent on the
baffle wall of all septic tanks shall be constructed by the applicant. (Wastewater Treatment #4.4-2 and

44.5-14)

71.68: PRIOR TO ISSUANCE OF A CONSTRUCTION PERMIT FOR THE SEWAGE DISPOSAL
SYSTEM, the dosing chambers and overflow tanks for the pressurized systems shall be sized to
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accommodate the peak day wastewater generation volume for the corresponding land use to ensure

compliance with County standards. (Wastewater Treatment #4.4-3 and #4.5-14)
In addition:

A. High water alarms shall be installed in all wastewater pumping systems, in accordance with
County standards, to alert the operator or maintenance staff of a high level in the pump tank;

B. All pumpmg systems shall -include provisions for extended operatlon during general power
outages using a portable emergency generator; and

C. Scheduled and emergency maintenance of pressurized systems shall be performed by a licensed
septic system, pump, or plumbing contractor, septic system pumping service, or other qualified
maintenance person as identified in an Operating Permit, if issued for the system by the County.

72.69: PRIOR TO ISSUANCE OF A CONSTRUCTION PERMIT FOR THE SEWAGE DISPOSAL

SYSTEM, and to comply with county standards for septic tank design, the project shall include septic
tank capacity sufficient to provide 2 days of detention volume for all parcels (Wastewater Treatment,

#4.4-4 and #4.5-14)

73.70- There are two methods available to ensure compliance with MCEHS sizing standards for the

“public restroom septic tank and leach field. PRIOR TO ISSUANCE OF A CONSTRUCTION

PERMIT FOR THE SEWAGE DISPOSAL SYSTEM, the project proponent shall -design the
project’s wastewater treatment system for the public restrooms according to one of the following.
(Wastewater Treatment, #4.4-5, #4.5-9, and #4.5-14)

" A. Ultra low flush uririals and very low flow toilets that generate an average of 2 gpd/person or less

] ‘;F

shall be used for the public restrooms.

B. Low flow fixtures that generate an average of 3.5 gpd/person or less shall be used, a 2 SOO-gallon
septic tank shall be installed, and a 5,040 square-foot leachfield shall be constructed for the public
restrooms. The project sponsor shall provide documentation to MCEHS sufficient to demonstrate
compliance with MCEHS standards for leachfield sizing.

‘747~ PRIOR TO APPROVAL OF THE SUBDIVISION IMPROVEMENT - AGREEMENT OR

ISSUANCE OF A GRADING PERMIT, whichever occurs first, the apphcant shall comply with the

- following condition. To reduce offsite flood-related impacts and to maintain the design capacity of

the infiltration trenches to the maximum extent practicable, the following mitigation measures shall
be implemented. (Hydrology, #4.5-2 and #4.5-14) :

A. To accommodate surface runoff from the West Marin School, the capacity of the proposed
retention facilities shall be increased to accommodate any school runoff.

B. To promote a long design life of the infiltration trenches, surface runoff shall be filtered prior to
reaching the infiltration trenches to reduce contaminants and sediment that could clog the trench
media. Filtering devices may include, but not be limited to, biofilter strips and vegetated
channels. These features shall be subject to review and approval by Marin County prior to
implementation.

C. During construction, the following measures shall be taken to provide additional protection
against the failure of the infiltration trenches:
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1. Adequate protection from siltation of the trench drains shall be provided during -.
- construction through the use of best management practices (BMP).

Exposed soils shall be revegetated as soon as possible to prevent erosion.
Excavated surfaces shall be scarified to promote percolation upslope of the trenches.

The drain rock shall be washed prior to installation into the excavations.

S I

To prevent surrounding soils from migrating into the trenches, the excavation shall be
lined with a permeable filter fabric or a similar filtering device.

6. Inspection wells shall be constructed to allow monitoring of the performance of the
trenches.

7572 PRIOR TO APPROVAL OF THE SUBDIVISION IMPROVEMENT AGREMENT OR |
ISSUANCE OF A GRADING PERMIT, whichever occurs first, the applicant shall comply with the
following condition. In accordance with Marin County Code Chapters 23.08 and 24.04, the project
sponsor shall implement erosion and sedimentation Best Management Practices to protect the water
quality of Lagunitas Creek and local groundwater. Best Management Practices (BMPs), designed to
protect stormwater quality, are summarized in the California Storm Water Best Management Practice
Handbooks (Stormwater Quality Task Force 1993) and can be recommended by the Association of
Bay Area Governments Manual of Standards for Erosion and Sediment Control Measures. BMPs are
subject to review and approval by Marin County Department of Public Works shall be implemented
during project construction. According to Marin County Code Section 24.04.625, grading shall not
be conducted during the rainy season (October 15 through April 15) without prior approval by Marin
County Department of Public Works. (Hydrology, #4.5-4, #4.5-12, and #4.5-14)

The following measures shall be implemented in accordance with the LCP:

==~ A. Sediment basins (inchuding debris basins, desilting basins, or silt traps) shall be installed on the

- project site in conjunction with initial grading operations and maintained through the
development process to remove sediment from runoff waters. All sediment shall be retained on
site unless removed to an appropriate dumping location.

B. Temporary vegetation, seeding, mulching, or other suitable stabilization methods shall be used to
protect soils exposed during grading. Cut and fill slopes shall be stabilized lmmedlately with
approved landscape vegetation.

C. Al topsoil removed by grading operations shall be stockpiled for reuse onsite and shall be
protected from compaction, wind, and erosion during stockpiling.

76 #3: PRIOR TO ISSUANCE OF A BUILDING PERMIT;, the applicant shall implement the following l
mitigation measures to reduce Impact 4.6-2 (Earthquake Ground Shaking) to a less-than-significant

level. (Geology, #4.6-2)

A. The applicant shall secure a California-Certified Engineering Geologist and Civil Engineer to

provide the Project Structural Engineer with seismic design criteria and recommendations

- (examples below) based on State and County regulations for development in areas exposed to

moderate to severe earthquakes. The site-specific recommendations made by the California-

Certified Engineering Geologist and Civil Engineer shall be approved by the County of Marin
Building Inspection Division prior to implementation at the site.
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As an overall performance criterion, seismic design features will be adequate to ensure that the

proposed structures withstand the maximum credible earthquake for the San Andreas and
Hayward faults. Examples of the seismic design criteria to be provided to the Project Structural
Engineer include: (i) identification of the controlling fault for seismic engineering design; (ii)
design earthquake magnitude; (iii) distance to energy source (earthquake); (iv) likely duration of
strong ground shaking and qualitative discussion of its intensity and frequency (e.g., high vs.
low); and (v) discussion of the potential for amplified ground shaking due to local geologic
conditions. The specific structural features appropriate for the project would be determined based
on the seismic engineering design process. '

. The applicant shall use appropriate grading and design, in accordance with the UBC and Marin

County Code requirements, to reduce the secondary effects of ground shaking on manmade
improvements. "

. Fill used during the construction of the project shall be properly designed with subsurface

drainage and adequately compacted (i.e., minimum of 90% relative compaction as defined by the
American Society for Testing and Materials (ASTM DI1557) to significantly reduce fill
settlement. : ’ ,

74:77._PRIOR TO ISSUANCE OF ANY GRADING OR CONSTRUCTION PERMITS, the applicant

shall submit for review and approval by the County a design-level geotechnical investigation. Plan
review and construction observation/testing is required by the project geotechnical engineer. Final
design of the proposed improvements shall incorporate the results of the geotechnical investigation
approved by Marin County. (Geology, #4.6-2)

78.75: PRIOR TO ISSUANCE OF A BUILDING PERMIT,. the applicant shall comply with the

' '1[?

following condition. As a part of a design-level geotechnical report, specific recommendations for
" mitigation of expansive soils under pavements and structures shall be provided, if moderate or highly
expansive soils are found to be present within the development area. Typical mitigation measures
include special pavement and foundation design and/or subexcavation of expansive soils.
Geotechnical and foundation design features to avoid the potential for expansive soil damage shall be
implemented, as approved by the County of Marin Building Inspection Division. (Geology, #4.6-8)

19.76- Construction shall only occur during daylight hours to eliminate the need for nighttime

construction lighting. (Visual Resources, #4.7-2)

80.7% PRIOR TO ISSUANCE OF A BUILDING PERMIT, the project proponent shall implement at

least one of the following measures to reduce headlight glare onto adjacent residences from vehicles
within the project site. (Visual Resources, #4.7-4)

A. The landscape plan shall include sufficient shrubbery along the western site boundary and along

the western side of the Bostick Avenue private road easement to screen headlight glare from
within the project site

. Fencing shall be installed along the western site boundary and along the western side of the

Bostick Avenue private road easement to screen headlight glare from within the project site. The
fencing shall be between 4 and 6 feet in height. Final fencing design shall be approved by the
Marin County Community Development Agency prior to construction.
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81.78: PRIOR TO APPROVAL OF A PRECISE DEVELOPMENT PLAN for the visitor serving {:
commercial lot, the applicant shall demonstrate conformance with the following condition. Any
future project proposed for the visitor serving commercial use shall include adequate parking spaces
sufficient to ensure that offsite areas are not adversely affected. Implementation of this mitigation
measure would reduce potentially significant impacts associated with parking for a future visitor
serving commercial facility to a less-than-significant level. (Transportation and Circulation, #4.8-4)

82.79. PRIOR TO ISSUANCE OF THE FIRST BUILDING PERMIT, a stop sign shall be erected at the |
Mesa Road/Papermill Creek Road intersection to stop northbound traffic. (Transportation and
Circulation, #4.8-8)

83.80: PRIOR TO APPROVAL OF A SUBDIVISION IMPROVEMENT AGREEMENT, ISSUANCE
OF A GRADING PERMIT, OR ISSUANCE OF A BUILDING PERMIT, whichever occurs first, the
applicant shall demonstrate conformance with the following condition. To minimize construction-
related traffic impacts, a construction traffic management plan shall be prepared before the start of
construction.  (Transportation and Circulation, #4.8-11) The plan shall include the following
elements: ’ : : :

A. The number of truck trips;

B. Time of day and ]ocatjon of street closures, if any;
C. Time of day arrival and departure of trucks;

D. Limitations on the size and type of trucks;

Provision of a truck staging area, with limitation on the number of trucks that can be waiting;

e

F. Provision of a truck circulation pattern;

G. Provision of driveway and side-street access plan along Shoreline Highway so that safe vehicular,
pedestrian and bicycle movements are maintained (e.g., steel plates, minimum distances of open
trenches, location of school bus and private vehicle pick up and drop off areas);

H. Maintenance of safe and efficient access routes for emergency vehicles;

1. Manual traffic control when necessary;

J.  Proper advance waming and posted signage concerning street closures;

K. Notification of affected residences and businesses along Shoreline Highway;

L. Provisions for pedestrian safety; and

M. Maintenance of safe and accessible public transit stops.

With the construction management plan, residents and visitors would be expected to be able to cross

streets safely and maneuver in and out of driveways with little or no difficulty. Implementation of the

construction traffic management plan would also help facilitate safe access and egress along
Shoreline Highway at all times during the construction phase.
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For the West Main School, a safe "route-to-school” plan should be developed as part of the traffic
management plan that includes the designated sidewalks, street crossings, location of crossing guards,
location of any proposed signs, queuing areas, and times of day that the plan would be in effect. This
safe "route-to-school" plan should include advanced warning signs along all approaches to the school

site.

An adult crossing guard should be provided at the designated crosswalks in the

"route-to-school” plan.

84.81

To reduce construction-related emissions, applicable BAAQMD Basic and Enhanced Control

Measures controls shall be implemented at all construction sites. (dir Quality, #4.9-1) Specific
controls to be implemented include the following;

A.
B.

Aom s m

To

Water all active construction areas at least twice daily;

Cover all trucks hauling soil, sand, and other loose materials or require all trucks to maintain at
least two feet of freeboard;

Pave, apply water three times daily, or apply (ndn-toxic) soil stabilizers on all unpaved access
roads, parking areas and staging areas at construction sites;

Sweep daily (with water sweepers) all paved access roads, parking areas and staging areas at
construction sites; : '

Sweep streets daily (with water sweepers) if visible soil material is carried onto adjacent public
streets;

Hydroseed or apply (non-toxic) soil stabilizers to inactive construction areas (previously graded
areas inactive for ten days or more);

Enclose, cover, water twice daily or apply (non-toxic) soil binders to exposed stockpiles (dirt,
sand, etc.);

Limit traffic speeds on unpaved roads to 15 mph.; v
Install sandbags or other erosion control measures to prevent silt runoff to public roadways;
Replant vegetation in disturbed areas as quickly as possible;

Construction equipment shall be maintained in accordance with manufacturers' specifications;
and.

To the extent feasible, construction equipment shall not be left idling for periods of more than 10

. minutes.

reduce potential farm-related increases in airborne concentrations of fugitive dust at nearby
residential dwellings and the West Marin School, the following dust control measures shall be

implemented:

Water at least twice a day all areas where soil disturbing activities (e.g., tilling of soil) is actively

occurring: (1) enclose, cover, or water twice daily exposed stockpiles (earth, fertilizers, etc.); (2)
limit vehicle speeds in unpaved areas to 15 mph; (3) plant crops or other vegetation in disturbed
areas as quickly as possible; and (4) soil disturbing activities shall be suspended when wind
speeds exceed 20 mph.
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85.82- Construction-generated noises-shall be minimized through the following measures. (Noise, #4.70- |

A. To reduce construction noise impacts, construction contractors shall be required to limit
noise-generating demolition and construction activities to between the hours of 7:00 a.m. and
5:00 p.m., Monday through Friday, and between the hours of 9:00 a.m. and 4: 00 p.m. on
Saturday. Construction activities shall be prohibited on Sundays and holidays.

Equipment engine doors on motorized equipment shall be closed during equipment operation.
All construction equipment shall be equipped with mufflers.

When not in use, motorized construction equipment shall not be left idling.

w0 aw

Stationary noise-generating construction equipment (e.g., generators and compressors) shall be
located at the greatest distance possible from nearby noise-sensitive land uses.

An acoustic barrier (e.g., lead curtains, wooden sound barriers) shall be constructed along the
northwestern boundary of the project site (along the West Marin School property line) to reduce
construction-generated noise levels associated with construction of the Williams Street
Apartments. The barriers shall be designed to. obstruct the line-of-sight between the nearesf
occupied buildings and onsite equipment. When installed properly, acoustic barriers can reduce
construction noise levels by approximately 10 dBA (EPA 1971).

™

G. Prior to commencing construction, written notification containing (at a minimum) the following
information shall be provided to West Marin School: (1) the location of proposed construction
activities, including haul truck routes; (2) the hours and dates during which construction activities
are anticipated to occur; (3) the name and telephone number of a designated onsite representative
to be contacted for noise- or safety-related concerns or'complaints.

36_83— In the event that previously unknown archaeological .resources are discovered durmg any land |
alterations activities, the construction crew shall immediately cease work in the discovery area (i.e.,
within 20 meters). A qualified archaeologist approved by Marin County Community Deve]opment-

- Agency shall be consulted to evaluate the resource in accordance with state and federal guidelines. If
prehistoric Native American remains are discovered, the State Native American Heritage
Commission and affected Native American groups shall be notified in accordance with State
regulations. Mitigation measures consistent with §21083.2 of CEQA shall be devised and a
mitigation plan submitted for approval of the Community Development Agency. All archaeological
excavation and monitoring activities shall be conducted in accordance with prevailing professional
standards as outlined in § 21083.2 of CEQA. Mitigation, in accordance with a plan approved by the -
Marin County Community Development Agency, shall be implemented prior to commencement of
work within the area of the resource find. (Archaeological and Historic Resources, #4.12-1, #4.12-5)

87.84- PRIOR TO ISSUANCE OF A BUILDING PERMIT, the finish details and construction materials l
shall be approved by the Marin County Community Development Director in consultation with a
qualified architectural historian. (drchaeological and Historic Resources, #4.12-3)

88.85: PRIOR TO APPROVAL OF A PRECISE DEVELOPMENT PLAN for the future commercial |
use, the facility’s design shall be:

A. Reviewed by a qualified architectural historian to determine whether the style, mass, scale,
craftsmanship, and quality of building materials characteristic of Point Reyes Station Historic
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Area would adversely affect the eligibility of the Historic Area as a National Register Historic
District; and '

B. Approved by the Marin County Community Development Director. (4drchaeological and Historic
Resources, #4.12-4)

89.86- The following mitigation measures shall be implemented to ensure project impacts on raptors and
other tree-nesting birds are reduced to a less-than-significant level. (Biological Resources, #4.13-3

and #4.13-11)

A. Tree removal shall be avoided during the nesting season (February 1 to August 31) to the extent
possible. If tree removal is required during the nesting season, a focused survey shall be
conducted by a qualified biologist to identify active nests in the trees to be removed.

B. If an active nest is found, the nest tree shall not be removed until after the young have fledged (as
determined by a qualified biologist). »

C. Prior to construction during the nesting season, a focused survey for raptor nests shall be
conducted by a qualified biologist during the nesting season to identify active nests in and
adjacent to the project site. The survey shall be conducted no less than 14 days and no more than
30 days prior to the beginning of construction or tree removal.

D. If nesting raptors are found during the focused survey, no construction shall occur within 400 feet
of an active nest until the young have fledged (as determined by a qualified biologist).

90.8% PRIOR TO ISSUANCE OF A GRADING PERMIT OR BUILDING PERMIT, whichever occurs
first, and to avoid inadvertent impacts to seasonal wetlands during construction, temporary orange

== mesh fencing shall be placed around all seasonal wetlands at the site and all activities shall be

- restricted to the outside of these fences by appropriate signage. The fencing location shall be
‘identified by a qualified wetland specialist. The fences shall remain in place for the entire
construction period and shall be periodically checked to ensure that they remain intact. Fencin g shall
be removed following the completion of construction. (Biological Resources, #4.13-9 and #4.13-11)

88:91. PRIOR TO ISSUANCE OF A BUILDING PERMIT, the project proponent shall revise the
landscaping plan, eliminating any species listed in the CalEPPC list (included in Appendix G of this
report), and develop new plan in accordance with the Point Reyes ‘Station Landscaping Guide

(included in Appendix G). (Biological Resources, #4.13-10 and #4.13-11)
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"EXHIBIT 4"

MITIGATION MONITORING AND REPORTING PROGRAM
Point Reyes Affordable Housing Project

I INTRODUCTION
A. Background

] (‘E

Assembly Bill 3180, Statutes of 1988, became law in California on January 1, 1989. This
bill requires all public agencies to adopt mitigation or reporting programs when they
approve projects with Environmental Impact Reports or Negative Declarations that
identify significant environmental impacts. The reporting and monitoring program must
be adopted when a public agency makes its findings under the California Environmental
Quality Act Chapter 2.6 Section 21081.6 so that the program can be made a condition of
approval. The program must be designed to ensure project compliance with mitigation
measures during project implementation. If certain project impacts extend beyond the
project implementation phase, long-term mitigation monitoring should be provided in thé
monitoring program. ’

Purpose

The Point Reyes Affordable Housing Project Mitigation Monitoring and Reporting

- Program ("MMRP") would ensure that all required mitigation measures are completed as

part of project construction and maintained in a satisfactory manner during project
implementation. This program is designed in a table format for ease of use by.the
responsible parties. The table identifies the individual impacts, corresponding mitigation
measures, individual/agency responsible for implementation, . time frame for
implementation, and assigns a party responsible to implement, monitor, and confirm the
implementation of the mitigation measure. The table will be used by the County of
Marin to verify that all required mitigation measures are incorporated into the project,
and will provide a convenient tool to determine whether required measures have been
fulfilled.

I.  MITIGATION MONITORING AND REPORTING PROGRAM | 1

A.

Management

The Marin County Commﬁnity Development Agency (ACDA;) will be responsible for
overseeing, implementation and administration of the MMRP for the Point Reyes
Affordable Housing Project.

A staff member designated by the CDA Director will manage the MMRP. If current

staffing in the CDA cannot absorb the task of managing the MMRP, an independent =

contractor will be, hired at the expense of the project applicant. "The independent
contractor would serve under the direction of the Environmental Coordinator. Duties of
the staff member responsible for program coordination, whether a permanent County
staff member or independent contractor, would include the following:

1. Conduct routine inspections, plan checking, and reporting activities.



t llﬂ

2. Serve as a liaison between County and project applicant regarding mitigation
monitoring issues.

3. Coordinate activities of consultants hired by the project applicant when such
expertise and qualifications are necessary to implement and monitor mitigation
measures.

4. Coordinate with agencies having mitigation monitoring responsibilities

5. Assure follow-up and response to citizen complaints.

6. Complete forms, checklists and other documentation provided by the County for

reporting. Maintain reports and other records and documents generated by the
monitoring program. :

7. Coordinate and assure corrective actions or enforcement measures are taken, if
necessary. ’ i

Baseline Data
The baseline data for each of the environmental impact report (AEIR) mitigation
measures to be monitored over the duration of the project is contained in the certified

Point Reyes Affordable Housing Project EIR (SCH 2000052112).

Dispute Resolution

"The overall program goal to ensure compliance with required mitigation measures could

create disputes between the County and project applicant over what constitutes
compliance. Therefore, a procedure for-conflict resolution needs to be established as part
of the MMRP. In the event of disagreement about appropriate mitigation measure
implementation, the responsible County staff member will notify the Environmental
Coordinator via a brief memo and hold a meeting with the project applicant. After
assessing the information, the responsible staff member will determine the appropriate
method for mitigation implementation and will notify the Environmental Coordinator of
the decision. The project applicant, Environmental Coordinator, or any interested
member of the public may trigger Planning Commission review by timely appeal or
direct referral. The decision of the Planning Commission may be appealed to the Board
of Supervisors.

Enforcement

The MMRP will be incorporated as a condition of project approval. Therefore, all
mitigation measures and monitoring requirements must be compiled with in order to
fulfill the requirements of the approval. A number of the mitigation measures will be
implemented during the course of the development review process. These measures will
be checked in plans, in reports, and in the field prior to granting of subsequent approvals
and/or permits (e.g., grading, building, and occupancy permits). If compliance is not
found, these approvals and permits would not be granted. The remaining mitigation
measures will be implemented during the construction, or project implementation phase.
If work were performed in violation of mitigation measures, a stop work order would be

e



issued. Other mitigation measures will be monitored over time in order to ensure long-
term compliance. CDA staff may provide for revisions to mitigation measures if
necessary to assure success, subject to the appeal process and compliance with CEQA
requirements for subsequent or supplemental review of any significant changes to the
project EIR. Mitigation measures and monitoring actions are provided in the attached

table. :



1 ‘['

The Program

The attached MMRP table is derived from Appendix C of the project EIR. The table
identifies the impact, mitigation measure(s), and level of significance afler mitigation.
Each impact and mitigation measure number (i.e., Impact 4.9-1, Mitigation Measure 4.9-
1) is the same as documented in the EIR for the Point Reyes Affordable Housing Project.
Each impact and mitigation measure is summarized. Detailed discussions of the impacts
and mitigations can be found in the EIR. The summary format in the table was intended
to avoid the creation of a cumbersome, unusable table. In addition, the table identifies
the person/agency responsible for implementation and monitoring of the mitigation. The
"When Implemented” column identifies at which stage during the review (or
construction) process the mitigation should be implemented.

Funding

CEQA Section 21081.6 does not provide a specific funding mechanism for

- implementation of mitigation monitoring and reporting programs. However, public

agencies have the authority to levy charges, fees or assessments to pay for the program,
just as they currently do for the preparation of EIRs. For the Point Reyes Affordable
Housing Project, the project applicant would be responsible for the costs of mitigation
monitoring.

-

!
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RESOLUTION NO. 2004-121

RESOLUTION OF THE MARIN COUNTY BOARD OF SUPERVISORS
RECOMMENDING APPROVAL OF THE
PROPOSED LOCAL COASTAL PROGRAM AMENDMENT
TO THE CALIFORNIA COASTAL COMMISSION

OFF GIACOMINI ROAD AND TOBY STREET, POINT REYES STATION
ASSESSOR'S PARCELS 119-240-45, -46, -57, -58

X E R R EREEEEREEREENEEEBENES]

SECTIONI: FINDINGS

WHEREAS the Point Reyes Development Company, LLC submitted an application to
amend the Point Reyes Affordable Homes approval in order to eliminate the affordability
requirement for the seven for-sale single-family residences. The request will not modify
any of the other components of the original project, including the construction of 27 rental
affordable apartments and designation of land area for visitor-serving commercial uses, a
public parking area with restroom, a single-family residential lot, and wetland conservation.
All aspects of the Master Plan, including the project’s density, type and location of land
uses, building design and location, septic and stormwater infrastructure, and
environmental mitigations would remain the same. The applicant and the other project

" funders have indicated that the 27-unit rental apartment project would remain financially

viable only if the residences could be constructed and sold at market-rate prices. The
property is located off Giacomini Road and Toby Street, Point Reyes Station, and is
further identified as Assessor's Parcels 119-240-45, -46, -57, and -58.

WHEREAS the Marin County Planning Commission held a duly-noticed public hearing on
October 25, 2004 and voted (5-2) to recommend that the Board of Supervisors take the
following actions: (1) recommend approval of the proposed Local Coastal Program
Amendment to the California Coastal Commission; (2) adopt an ordinance approving the
proposed Master Plan Amendment; and (3) adopt a resolution approving the proposed

Coastal Permit Amendment.

WHEREAS the Marin County Board of Supervisors held a duly-noticed public hearing on
November 9, 2004 to consider the merits of the project, and hear testimony in favor of, and

in opposition to, the project.

WHEREAS the Marin County Board of Supervisors finds that no additional environmental
review is required pursuant to Section 15162 of the California Environmental Quality Act
(CEQA) Guidelines because the proposed project does not involve new information,
substantial changes, or new significant environmental impacts that were not previously
considered and mitigated in the certified Environmental Impact Report.

Resolution No. 2004-121
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VI

WHEREAS the Marin County Board of Supervisors finds that the proposed project is
consistent with the California Coastal Act and the Local Coastal Program Unit Il (LCP)
because it involves a minor amendment to a site-specific policy that solely affects the
affordable nature of the seven for-sale residences. Section 30514(c) of the Coastal Act
provides for minor amendments to a certified Local Coastal Program. In conjunction with
the original project, the Local Coastal Program was amended through the addition of New
Development and Land Use Policy 8(b). This policy established land use designations for
the property that reflected the mixture of residential, commercial, and conservation uses
and densities as well as the specific location and type of development for each component
of the overall development. The reference in Policy 8(b) to the affordable nature of the
residences was included to reflect the applicant’s original proposal to designate these
units for sale at below market rate prices as a community benefit. The proposed Local
Coastal Program amendment involves a minor change to the language contained in Policy
8(b) in order to eliminate the reference to the affordable nature of the seven single-family

residences.

The project would not modify any physical component of the previously approved
development that may affect or conflict with the protection of coastal resources. The
proposed amendment would neither change the Coastal, Multi-family land use designation
and maximum residential density nor the allowable residential use. of the property,
consistent with the requirements of Section 30514(d)(1)(B) of the Coastal Act. The
Implementation Plan or coastal zoning for the property would remain unchanged,
consistent with the previously approved coastal site development plan. The proposed
change would not be inconsistent with either the Coastal Act or LCP because neither the
Coastal Act nor LCP contain mandates for the creation of new affordable housing.
Instead, the LCP recognizes that there is a need for affordable housing in West Marin and
acknowledges the applicability of the County’s inclusionary housing policies and
ordinances in the coastal zone. The proposed project would comply with the County’s
residential inclusionary ordinance to the extent that 75% of the residential units would
remain affordable to very low and low-income families, where the ordinance requires 20%
of new residential development to be affordable. Finally, by allowing the residential
component of the project to be sold at market rate prices, the project would remain
financially viable and ultimately allow for the development of the other 27 affordable rental
apartment units. These apartments would indirectly support visitor-serving and agricultural
operations in West Marin by increasing the stock of housing that is available locally for
those very low and low-income residents who are most likely to be employed in these

businesses.

WHEREAS the Marin County Board of Supervisors finds that the proposed modification to
New Development and Land Use Policy 8(b) would not only eliminate the reference to the
affordable nature of the for-sale units, it would require that the seven units be sold at
market prices. Recognizing that efforts are made concurrently to pursue reinstatement of
the Section 8 vouchers for the project and other measures that could reduce project costs
and/or increase sources and amounts of funding, the text for New Development and Land
Use Policy should only be amended to provide the ability for the for-sale residences to be
sold at affordable and/or market rate prices. The recommended text to Policy 8(b) would
read: “Area A shall be developed with a maximum of seven detached affordable and/or
market-rate for-sale units ranging in size from approximately 900 to 1,155 square feet.”
The amended text would not preclude the ability to maintain one or more of the residential
units at affordable prices should the project financing conditions change.

Resolution No. 2004-121
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SECTION lI: ACTION

NOW, THEREFORE BE IT RESOLVED that the Marin County Board of Supervisors
recommends that the California Coastal Commission adopt an amendment to the Local Coastal
Program, Unit Il that would replace New Development and Land Use Policy 8(b) with the

following policy.

Development of the 18.59-acre property consisting of Assessor's Parcels 119-
240-45, -46, -57, and -58 and consisting of Areas A, B, C, D, E and F as
deplcted on Exhibit E, shall be subject to the following land use designations, as
defined in the Marin Countywide Plan and further incorporated as Appendix G to
the Local Coastal Program: The land use designhation for Areas A and B shall be
C-MF-2 (Coastal, Multiple-family, one to four units per acre maximum residential
density). The land use designation for Area C shall be C-SF-4 (Coastal, Single-
family Residential, one to two units per acre). The land use designation for
Areas D and E shall be C-RS (Coastal, Residential Commercial, one to 20 units
per acre maximum residential density, 30% to 50% commercial floor area ratio).
The land use designation for Area F shall be C-OS (Coastal, Open Space).

The site shall be subject to an overall single site development plan for the entire 18.59-
acre area that consists of Areas A, B, C, D, E, and F. The site development plan shall
be subject to the review and approval of the California Coastal Commission as an
amendment to the LCP. Any coastal development permit or permits for development of
any portion of the site shall be consistent with the approved site development plan. The
site development plan shall indicate the kinds, locations, and intensities of uses
allowable in accordance with the following requirements.

1. The total number of residential units on the entire 18.6-acre area shall not exceed
36.

2. Area A shall be developed with a maximum of seven detached affordable and/or
market-rate for-sale units ranging in size from approximately 900 to 1,155 square
feet.

3. Area B shall be developed with a maximum of 27 rental affordable units ranging in
size from approximately 1,440 to 1,720 square feet, with a manager’s unit/community
building of approximately 2,180 square feet.

4. No more than two residential dwelling units may be developed within Area C.

5. A minimum of 12 public parking spaces shall be provided within Area D.

6. A minimum of two acres shall be reserved for a future overnight visitor-serving
facility, preferably providing lower cost services to the maximum extent feasible, or
an alternative commercial use deemed appropriate by the Coastal Commission
within Area E.

7. Future use of the approximate 18.59-acre area depicted on Exhibit E, including all
wetlands shall be consistent with the Local Coastal Program, including provisions
which mandate a 100-foot minimum buffer as measured landward from the edge of

the wetlands.

Resolution No. 2004-121
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SECTION Ilil: VOTE
PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of
Marin, State of California, on the 9th day of November, 2004, by the following vote to wit:
AYES: SUPERVISORS: Susan L. Adams, Harold C. Brown, Jr., Annette Rose,
Cynthia L. Murray, Steve Kinsey

NOES: NONE
ABSENT: NONE

=

PRESIDENT, BOARD OF SUPERVISORS

ATTEST:

(et

CLERK

Resoiution No. 2004-121
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ORDINANCE 3414

AN ORDINANCE OF THE MARIN COUNTY BOARD OF SUPERVISORS
APPROVING THE POINT REYES DEVELOPMENT COMPANY
MASTER PLAN AMENDMENT (MP 05-3)

OFF GIACOMINI ROAD AND TOBY STREET, POINT REYES STATION
ASSESSOR'S PARCELS 119-240-45, -46, -57, -58

EEEEEXE X KRR ERESRENENRSEESESEE]

The Board of Supervisors of the County of Marin ordains as follows.

SECTION I: FINDINGS

WHEREAS the Point Reyes Development Company, LLC submitted an application to
amend the Point Reyes Affordable Homes approval in order to eliminate the affordability
requirement for the seven for-sale single-family residences. The request will not modify
any of the other components of the original project, including the construction of 27 rental
affordable apartments and designation of land area for visitor-serving commercial uses, a
public parking area with restroom, a single-family residential lot, and wetland conservation.
All aspects of the Master Plan, including the project’s density, type and location of land
uses, building design and location, septic and stormwater infrastructure, and
environmental mitigations would remain the same. The applicant and the other project
funders have indicated that the 27-unit rental apartment project would remain financially
viable only if the residences could be constructed and sold at market-rate prices. The
property is located off Giacomini Road and Toby Street, Point Reyes Station, and is
further identified as Assessor's Parcels 119-240-45, -46, -57, and -58.

WHEREAS the Marin County Planning Commission held a duly-noticed public
hearing on October 25, 2004 and voted (5-2) to recommend that the Board of
Supervisors take the following actions: (1) recommend approval of the proposed Local
Coastal Program Amendment to the California Coastal Commission; (2) adopt an
ordinance approving the proposed Master Plan Amendment; and (3) adopt a resolution
approving the proposed Coastal Permit Amendment.

WHEREAS the Marin County Board of Supervisors held a duly-noticed public hearing on
November 9, 2004 to consider the merits of the project, and hear testimony in favor of, and

in opposition to, the project.

WHEREAS the Marin County Board of Supervisors finds that no additional environmental
review is required pursuant to Section 15162 of the California Environmental Quality Act
(CEQA) Guidelines because the proposed project does not involve new information,
substantial changes, or new significant environmental impacts that were not previously
considered and mitigated in the certified Environmental Impact Report.

Ordinance No. 3414
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Vi

VI,

VL.

WHEREAS the Marin County Board of Supervisors finds that the proposed project

is consistent with the Marin Countywide Plan (CWP) and Point Reyes Station
Community Plan (PRSCP) because it would maintain the same number, type, and size of
residences that were previously approved on the property, consistent with the respective
CWP and PRSCP land use designations. Overall, the project would provide additional
housing and job opportunities and promote the preservation of the viability of Point Reyes
Station as a small rural working town by providing a balanced, mix-used development
consisting of residential, commercial, and conservation uses within the downtown area for
Point Reyes Station. The project would still retain a substantial degree of affordability
through construction of the 27 affordable apartment units, which represent 75% of the total
number of units. This remains consistent with the PRSCP’s policies which identify the
property as a suitable site for affordable housing development. Additionally, the project
would maintain the character of the surrounding community by utilizing an architectural
design that would complement the village’s existing buildings in scale, form, and massing
and ensure the protection of important resources, such as wetlands, creeks, and special

status plant and animal species.

WHEREAS the Marin County Board of Supervisors finds that the proposed project is
consistent with the overall goals and objectives of the Point Reyes Affordable Homes
Master Plan and would not affect or modify any of the physical parameters for the
development, including the project density, type and location of land uses, building design
and location, infrastructure, and required environmental mitigations. The overall goals and
objectives of the development would still be substantially implemented through ensuring
that at least 76% of the residential development remain affordable to very low and low
income families, that land would still be set aside for future public-serving uses, including a
visitor-serving lodging, parking, and restroom facilities, and that important on-site wetlands
and their associated habitat values are protected and enhanced. In order to provide the
maximum amount of opportunity for affordable housing, a condition of approval for the
Master Plan would require that the applicant pursue in good faith any and all opportunities
that are available in order to provide for affordability for part of or all of the seven for-sale

residences.

WHEREAS the Marin County Board of Supervisors finds that the proposed project is
consistent with the Local Coastal Program Unit Il (LCP) because it involves a minor
amendment to a site-specific policy that solely affects the affordable nature of the seven
for-sale residences. Because no physical changes are proposed to the overall site
development plan, the project would remain consistent with all applicable LCP policies
relative to protection of coastal resources, public access, and recreation.

WHEREAS the Marin County Board of Supervisors finds that proposed project would not
adversely impact the public health, safety, and welfare of residents living and working in
the surrounding community and would result in substantial public benefits.

SECTION ii: ACTION

NOW, THEREFORE BE IT ORDAINED that the Marin County Board of Supervisors hereby
approves the Point Reyes Development Company Master Plan Amendment (MP 05-3) which
would amend the Point Reyes Affordable Homes Master Plan (Ordinance 3339), subject to
approval of a Local Coastal Program Amendment by the California Coastal Commission and the

following conditions.

Ordinance No. 3414
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Pursuant to Marin County Code Chapters 22.45, the Point Reyes Development Company
Master Plan Amendment (MP 05-3) is approved to amend the Point Reyes Affordable
Homes Master Plan (Ordinance 3339) to modify Condition of Approval 1(e), which shall be

replaced with the following condition:

Pursuant to Marin County Code Chapters 22.45, 22.56, and 20.32, the Point Reyes
Affordable Homes Master Plan, Precise Development Plan, Coastal Permit, and
Subdivision applications are approved for the following: (1) the construction of 27
affordable rental apartments and seven affordable and/or market-rate for-sale single-
family residences; (2) the reservation of land area for future development of a three-
bedroom, up to 2,800 square foot market rate single-family residence, a one-bedroom, up
to 750 square foot cottage, and a barn; (3) the reservation of land area for future
development of a 20-room, up to 17,000 square foot lodge or a similar visitor-serving use;
(4) the reservation of land area for future development of a 12-space public parking lot and
a restroom structure; and (5) the reservation of land for open space conservation
purposes. A Subdivision (Vesting Tentative Map) to divide the property into 13 separate
lots of record is conditionally approved. Any modifications to the project that would
eliminate the affordable component shall require an amendment to the Master Plan.

Condition of Approval 38 from the Point Reyes Affordable Homes Master Plan shall be
replaced with the following condition:

Should one or more of the seven for-sale single-family residences that comprise the
Papermill Creek Homes be available for sale as affordable units, the applicant shall first
submit a Below Market Rate Agreement for review and approval by the Community
Development Director. The agreement shall be consistent with Section 22.97.070 of the
Marin County Code and applicable law. The agreement shall acknowledge that the project
would consist of inclusionary for-sale units to be sold to residents of very low, low, or
moderate income. The agreement shall also contain initial and periodic monitoring
provisions to verify compliance with the terms of the agreement.

The applicant shall pursue in good faith any and all opportunities that are available,
including phased sale of the units, in order to provide for affordability for as many of the
seven-unit, for-sale residential component of this project as financially feasible, subject to
review and approval by the Community Development Agency Director.

With exception to the conditions that are modified herein, all other conditions of project
~approval for the Point Reyes Affordable Homes Master Plan shall remain valid.

SECTION HI: EFFECTIVE DATE

This Ordinance shall be and is hereby declared to be in full force and effect as of thirty (30) days
from and after the date of its passage, and shall be published once before the expiration date of
fifteen (15) days after its passage, with the names of the Supervisors voting for and against the
same in the Marin Independent Journal, a newspaper of general circulation published in the

County of Marin.

Ordinance No. 3414
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SECTION IV: VOTE

PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of
Marin, State of California, on the Sth day of November, 2004, by the following vote to wit:

AYES: SUPERVISORS Susan Adams, Harold C. Brown, Jr., Annette Rose, Cynthia L.
Murray, Steve Kinsey, President

NOES: NONE

ABSENT: NONE

STEVE KINSEY, PRESIDENT
MARIN COUNTY BOARD OF SUPERVISORS

. Ordinance No. 3414
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RESOLUTION NO. 2004-122

RESOLUTION OF THE MARIN COUNTY BOARD OF SUPERVISORS
APPROVING THE POINT REYES DEVELOPMENT COMPANY
COASTAL PERMIT AMENDMENT (CP 05-12)

OFF GIACOMINI ROAD AND TOBY STREET, POINT REYES STATION
ASSESSOR'S PARCELS 119-240-45, -46, -57, -58

2R IR K KR R K R U

SECTION I: FINDINGS

V.

WHEREAS the Poiht Reyes Development Company, LLC submitted an application to

amend the Point Reyes Affordable Homes approval in order to eliminate the affordability
requirement for the seven for-sale single-family residences. The request will not modify
any of the other components of the original project, including the construction of 27 rental
affordable apartments and designation of land area for visitor-serving commercial uses, a
public parking area with restroom, a single-family residential lot, and wetland conservation.
All aspects of the Master Plan, including the project’'s density, type and location of land
uses, building design and location, septic and stormwater infrastructure, and
environmental mitigations would remain the same. The applicant and the other project
funders have indicated that the 27-unit rental apartment project would remain financially
viable only if the residences could be constructed and sold at market-rate prices. The
property is located off Giacomini Road and Toby Street, Point Reyes Station, and is

~ further identified as Assessor's Parcels 119-240-45, -46, -57, and -58.

WHEREAS the Marin County Planning Commission held a duly-noticed public hearing on
October 25, 2004 and voted (5-2) to recommend that the Board of Supervisors take the
following actions: (1) recommend approval of the proposed Local Coastal Program
Amendment to the California Coastal Commission; (2) adopt an ordinance approving the
proposed Master Plan Amendment; and (3) adopt a resolution approving the proposed

Coastal Permit Amendment.

WHEREAS the Marin County Board of Supervisors held a duly-noticed public hearing on
November 9, 2004 to consider the merits of the project, and hear testlmony in favor of, and

in opposition to, the project.

WHEREAS the Marin County Board of Supervisors finds that no additional environmental
review is required pursuant to Section 15162 of the California Environmental Quality Act
(CEQA) Guidelines because the proposed project does not involve new information,
substantial changes, or new significant environmental impacts that were not previously
considered and mitigated in the certified Environmental Impact Report.

Resolution No. 2004-122
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VII.

VIIL.

WHEREAS the Marin County Board of Supervisors finds that the proposed project
is consistent with the Marin Countywide Plan (CWP) and Point Reyes Station
Community Plan (PRSCP) because it would maintain the same number, type, and size of
residences that were previously approved on the property, consistent with the respective
CWP and PRSCP land use designations. Overall, the project would provide additional
housing and job opportunities and promote the preservation of the viability of Point Reyes
Station as a small rural working town by providing a balanced, mix-used development
consisting of residential, commercial, and conservation uses within the downtown area for
Point Reyes Station. The project would still retain a substantial degree of affordability
through construction of the 27 affordable apartment units, which represent 75% of the total
number of units. This remains consistent with the PRSCP’s policies which identify the
property as a suitable site for affordable housing development. Additionally, the project
would maintain the character of the surrounding community by utilizing an architectural
design that would complement the village's existing buildings in scale, form, and massing
and ensure the protection of important resources, such as wetlands, creeks, and special

status plant and animal species.

WHEREAS the Marin County Board of Supervisors finds that the proposed project is
consistent with the overall goals and objectives of the Point Reyes Affordable Homes
Master Plan and would not affect or modify any of the physical parameters for the
development, including the project density, type and location of land uses, building design
and location, infrastructure, and required environmental mitigations. The overall goals and
objectives of the development would still be substantially implemented through ensuring
that at least 75% of the residential development remain affordable to very low and low
income families, that land would still be set aside for future public-serving uses, including a
visitor-serving lodging, parking, and restroom facilities, and that important on-site wetlands
and their associated habitat values are protected and enhanced. In order to provide the
maximum amount of opportunity for affordable housing, a condition of approval for the
Master Plan would require that the applicant pursue in good faith any and all opportunities
that are available in order to provide for affordability for part of or all of the seven for-sale

residences.

WHEREAS the Marin County Board of Supervisors finds that the proposed project is
consistent with the Local Coastal Program Unit 1l (LCP) because it involves a minor
amendment to a site-specific policy that solely affects the affordable nature of the seven
for-sale residences. Because no physical changes are proposed to the overall site
development plan, the project would remain consistent with all applicable LCP policies
relative to protection of coastal resources, public access, and recreation.

WHEREAS the Marin County Board of Supervisors finds that proposed project is
consistent with the requirements for a Coastal Permit pursuant to Marin County Code
Section 22.56.130 because all of the findings for approval of a Coastal Permit contained in
the Point Reyes Affordable Homes Coastal Permit (Resolution 2002-28) remain applicable
to the development. The elimination of the affordability requirement for the seven for-sale
single-family residences would allow for the construction of the 27 affordable apartment
units which would be targeted at very low and low income households.

Resoiution No; 2004-122
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SECTION lI: ACTION

NOW, THEREFORE BE IT RESOLVED that the Marin County Board of Supervisors hereby .
approves the Point Reyes Development Company Coastal Permit Amendment (CP 05-12),
subject to approval of a Local Coastal Program Amendment by the California Coastal

Commission and the following conditions.

[EEBEE

1.

Pursuant to Marin County Code Chapters 22.45, the Point Reyes Development Company
Coastal Permit Amendment (CP 05-12) is approved to amend the Point Reyes Affordable
Homes Coastal Permit (Resolution 2002-28) to modify Condition of Approval 1(e), which

shall be replaced with the following condition:

Pursuant to Marin County Code Chapters 22.45, 22.56, and 20.32, the Point Reyes
Affordable Homes Master Plan, Precise Development Plan, Coastal Permit, and
Subdivision applications are approved for the following: (1) the construction of 27
affordable rental apartments and seven affordable_and/or market-rate for-sale single-
family residences; (2) the reservation of land area for future development of a three-

bedroom, up to 2,800 square foot market rate single-family residence, a one-bedroom, up

to 750 square foot cottage, and a barn; (3) the reservation of land area for future

——-———davelopment of a 20-room, up to 17,000 square foot lodge or a similar visitor-serving use;

(4) the reservation of land area for future development of a 12-space public parking lot and
a restroom structure; and (5) the reservation of land for open space conservation
purposes. A Subdivision (Vesting Tentative Map) to divide the property into 13 separate
lots of record is conditionally approved. Any modifications to the project that would
eliminate the affordable component shall require an amendment to the Master Plan.

Condition of Approval 38 from the Point Reyes Affordable Homes. Coastal Permit shall be
replaced with the following condition:

Should one or more of the seven for-sale single-family residences that comprise the
Papermill Creek Homes be available for sale as affordable units, the applicant shall first
submit a Below Market Rate Agreement for review and approval by the Community
Development Director. The agreement shall be consistent with Section 22.97.070 of the
Marin County Code and applicable law. The agreement shall acknowledge that the project
would consist of inclusionary for-sale units to be sold to residents of very low, low, or
moderate income. The agreement shall also contain initial and periodic monitoring
provisions to verify compliance with the terms of the agreement.

The applicant shall pursue in good faith any and all opportunities that are available,
including phased sale of the units, in order to provide for affordability for as many of the
seven-unit, for-sale residential component of this project as financially feasible, subject to
review and approval by the Community Development Agency Director.

With exception to the conditions that are modified herein, all other conditions of project
approval for the Point Reyes Affordable Homes Coastal Permit shall remain valid.
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SECTION Iil: VOTE .
PASSED AND ADOPTED at a regular meeting of the Board of Supervisors of the County of
Marin, State of California, on the 9th day of November 2004, by the following vote to wit:
AYES: SUPERVISORS: Susan L. Adams, Harold C. Brown, Jr., Annette Rose,

Cynthia L. Murray, Steve Kinsey

NOES: NONE
ABSENT: NONE

“Shf

PRESIDENT, BOARD OF SUPERYISORS

ATTEST:
CLERK * N
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