MARIN COUNTY
LOCAL COASTAL PROGRAM

Land Use Plan

Board of SupervisorsAdopted
August 25 2015 & April 19, 2016

1. The changes approved by the California CodStehmission on May 15, 20Xhreed to ¥
t he County have been fAacceptedo (i .e. not

2. Modification to LUP textapproved by the Marin County Board of Supervisor on August 25,
2015 and April 19, 206 are shownbluetext (doubleunderlinedfor additions andkalized-strike

eutfor deletions)

Marin County Board of Supervisors

Judy Arnold, PresidenDistrict #5
Kathrin SearsVice-PresidentDistrict #3
Katie Rice 2" Vice PresidentDistrict #2

Susan L. Adams, Distrigt1l
Steve KinseyDistrict #4

Prepared by the
Marin County Community Development Agency

Brian C. Crawford, Director

This report is funded in part with qualified outer continental shelf oil and gas revenues by
the Coastal Impact Assistance Progr8ureau of Ocean Energy Management, Regulation,
and Enforcement, U.S. Department of the Interior.



Marin County Local Coastal Program

Project Staff

Tom Lai, Assistant Director
Jack Liebster, Principal Planner
Kristin Drumm, Senior Planner

Christine Gimmler, Senior Planner
Jeremy Tejiran, Principal Planner
Alisa Stevenson, Assistant Planner
Suzanne ThorseRlanner
Steve Scholl, Consulting Planner

Copies of this report may be obtained by contacting the
Marin County Community Development Agency

3501 Civic Center DriveRoom 308
San Rafael, CA 94903
Phone (415) 498269

MarinLCP @marincounty.org
www.MarinLCP.org

_ Land Use Plan Amendments



Marin County Local Coastal Program

Table of Contents

] o o 11 o (o o RS PRRRRT 1
Interpretation of the Land USE Plan.............ooeiviiiiiiiiiieiene e e 5

Natural Systems and Agriculture

o L o0 L 1= 2 ) SRRSOy 4
Biological RESOUICES (BIO)........oiiiiiiiieiiieieeeeet ettt eeee e mmme e e e e e e e e aeeeeeeees 21
Environmental HAazards (EH)..........uuuuuuiie e smmmr e e e e e e eeeeees 35
MarCUIUIE (IMAR)... ..o mr e e e e e e e e e e e e e e e et e e e e e e e e e e e e s s e e e s e e e e eaeeee ammns 47
WatErRESOUICES (WR)....coiiiiiiieeieeeeeeeeee ettt ettt ettt eee e mnme e e e e eeeeeeeeeeeeeeeeeees 51

Built Environment

CommUNItY DESIGN (DES)......uueiiiiiiiiiiiiiiteeei et e e e e e e e et e e e e e s e b b mnnas b e e e e e eeeeeeaann 6l
Community Development (CD).........uuuiiiiiieeeeiiiicee et meee e e e e e s nn el 65
Community SPECITIC PONICIES ... e neee e 77
MUIE BEACK. ...ttt e e e e e e rmmee s r e et e e e e e e e nnes 78
SHNSON BEACK. ... eee e O
[0 ] 1] = SO PP P PP PP PPPPPPPPPPPPPPRRRY 4° |
(@[T 1 1= PP P PP PP TRRTPPPPPI 79
POINt REYES STATIQI.......ueiiiiiiiiie e iiceee s e e e e e e e e e s s n e e eeeeeeeas 80
[N VZ=T g gL T PR P PP O PP PPPTPPPPPTRTRPPR 83
ST SNOTE ...t e e e e n e e e e e e e rnenne 84
L0 102 1T O PP PP PPPPPPPPRPR 86
DIlION BEACK......cciiiiii ittt err e e e aan 86
[T aT=T o VA =1\ ) OO PP UPP T PPPPPP 89
[ (o TU ][0T I () T OO PPPPPPPPPPN 93
PublicFacilities and ServiCeS (PFS)......c.uuuiiiiiiiieiiiiee ettt e e srmmee e e e e e e e e e s nmneesenes 97
L2 L] oo T 7= LA T I (I PRSP 105
Socioeconomic
Historical and Archaeological ReS@@S (HAR)...........cooiiiiiiiiiiiiieniee e 113
Parks, Recreationnd Visitor-Serving USES (PK).........uiiiiiiiiiieiieeeieee e emeeee e 117
PUDIIC COASLAl ACCESS (PA)... . ettt ettt rme et e et e e ettt e emmme e s e e e e e nnes 127

Marin County Local Coastal Program Table of Contents i |



Marin County Local Coastal Program

List of Maps

(Please Note Mapslisted belowhave not beereproduced for this version of the document but are
available atwww.MarinLCP.orgto view or download.)

Map 1 County of Marin
Map 2 Marin County Coastal Zone
Map 3 Protected Agricultural Lands
Map 4 Agricultural Land
Map 5 Vegetation
Map 6 Special Status Species and Sensitive Natural Communities (CNDDB)
Map 7 Wetlands & Streams
Map 8 Major WatershedsWith Streams and Observed Steelhead Trout & Coho Salmon)
Map 9 Seismic Shaking Amplification Hazard@RAFT)
Map 10 Fault Hazard¢DRAFT)
Map 11 Liquefaction Susceptibility HazardBRAFT)
Map 12 Flooding(DRAFT)
Map 13 Wildland-Urban Interface ZonéDRAFT)
Map 14 Fire Risk(DRAFT)
Map 15 Sea Level Ris€DRAFT)
Map 16 Community Areas
Map 17 StinsonBeachHighlands Subdivision
Map 18 Stinson BeadhFEMA DFIRM Flood Hazard Zong®RAFT)
Map Set ®ai 19m Land Use Policy Maps
Map 19a Muir Beach Land Use Policy Map
Map 19b Stinson Beachand Use Policy Map
Map 19¢ Bolinas Land Use Policy Map
Map 19d Olema Land Use Policy Map
Map 19e Point Reyes Station Land Use Policy Map
Map 19f Inverness Land Use Policy Map
Map 19g East Shore Land Use Policy Map (Map 1 of 2)
Map 19h East Shore Lad Use Policy Map (Map 2 of 2)
Map 19i Dillon Beach Land Use Policy Map
Map 19) Tomales Land Use Policy Map
Map 19k Northwest Marin Land Use Policy Map (Map 1 of 2)
Map 191 Northwest Land Use Policy Map (Map 2 of 2)
Map 19m Southwest Marin County
Map 20 Public Facility Service Areas
Map 21 Transit Corridors
Map 2 Historic Resources
Map Set 3ai 23g Historic Areas
Map 23a Stinson Beach Historic Area
Map 23b Bolinas Historic Area
Map ¢ Olema Historic Area

Table of Contents Land Use Plan Amendments


http://www.marinlcp.org/

Marin County Local Coastal Program

Map 23d Point Reyes Station Historisrea
Map 23e Inverness Historic Area
Map 23f Marshall Historic Area
Map 23g Tomales Historic Area
Map 24 Open Space and Parks
Map & Coastal, Ridge, and Bay Trails
Map Set26ai 26b Bikeways
Map Set Zai 27k Categorical Exclusion Areas
Map Z7a Muir Beach Categorical Exclusion Area
Map Z7b Stinson Beach Categorical Exclusion Area
Map Z7c Bolinas Categorical Exclusion Area
Map Z7rd Olema Categorical Exclusion Area
Map Z7e Point Reyes Station Categorical Exclusion Area
Map Z7f Inverness Categoric&xclusion Area
Map Z7g East Shore/Marshall Categorical Exclusion Area
Map Zrh Dillon Beach Categorical Exclusion Area
Map Z7i Tomales Categorical Exclusion Area
Map Z7j Northwest Marin Categorical Exclusion Area
Map Zrk Southwest Marin Categorical Elsion Area
Map Set Bai 28b Appeal JurisdictiorAreas
Map 28a Northwest Marin Appeal Jurisdictiorea
Map 28b Southwest Marin Appeal Jurisdictidrea
Map Set 294 291 Zoning MapgDRAFT)
Map 29a Muir Beach Zoning MgPRAFT)
Map 29b StinsoBeach Zoning MagDRAFT)
Map 29c Bolinas Zoning MafpRAFT)
Map 29d Olema Zoning Ma®RAFT)
Map 29e Point Reyes Station Zoning MBIRAFT)
Map 29f Inverness Zoning MgPRAFT)
Map 29g East Shore Zoning Map (Map 1 of RRAFT)
Map 29h East Shore Zimg Map (Map 2 of 2JDRAFT)
Map 29i Dillon Beach Zoning MafDRAFT)
Map 29j Tomales Zoning Ma®DRAFT)
Map 29k Northwest Marin Zoning MgPRAFT)
Map 29I Southwest Marin Zoning MdPRAFT)

Appendix

These documents are bound separatelyea@availalde for reference from the Marin County Community
Development Agency and on the Local Coastal Program wedisitew.MarinLCP.org

Marin County Local Coastal Program Table of Contents


http://www.marinlcp.org/

Marin County Local Coastal Program

Table of Contents Land Use Plan Amendments



Marin County Local Coastal Program

Introduction

The Marin CountyLocal Coastal Program(LCP) is made up ofthe following documents. These
documents are availablelore at: www.MarinLCP.org.

T The ALand Use Plan (LUP)O® document includes po
introductory text for each policy section.

T The fiDevel opment Coded document i s a mehans of
LCP Land Use Plan.

1 Policy maps and zoning maps for the Coastai&
1 Appendices:

0 Appendix 1: List of Recommended Public Coastal Accessways
0 Appendix 2:Inventory of VisitorServing, Commercial, and Recreation Facilities in the
Coastal Zone
0 Appendix 3: Coastal Village Community Character Review Checklist (Local Coastal
Program Historic Review Checklist)
Appendix 4: Design Guidelines for Construction in &seof Special Character and Visitor
Appealand ForPr&a 93 06s Structures
Appendix 5: Seadrift Settlement Agreement
Appendi x 6: 1977 Wagner Report fAGeology fo
Appendix 7: Categorical Exclusie®rders and Maps
Appendix 8 Certified Community Plans
a. Dillon Beach Community Plan
b. Bolinas Gridded Mesa Plan

(@]
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The Local Coastal Program (LCP)

The Marin County Coastal Zone is a landscape of unsurpassed variety and beauty. Much of the area is
encompassed within federal, state, andnty parks, which provide habitat protection and opportunities

for public recreation. The Coastal Zone also includes several small villages, productive agriculture and
mariculture areas, scattered residences;amektbreakfast inns, and significant amosirtf open space.

The Marin County Local Coastal Program (LCP) is designed to preserve the unique environment of the
Coastal Zone and to encourage the protection and restoration of its coastal resources, while encouraging
public enjoyment of its coastal meation opportunities.

The LCP is the primary document that governs land development in the Marin County Coastal Zone. The
LCP guides both public and private activities th
general, constructing a dwelling commercial building, a road, a boat dock, or other improvements
constitutes Afdevel opment o t hat requires a coast
fdevel opment 0 includes changes in t heinvoleed Thef | and
definition of Adevelopmento in its entirety is as

Development On land, in or under
water, the placement or erection of a
solid material or structure; discharge (¢
disposal of any dredged material or (
any gaseous, liquid, solid, or thermal
waste; grading, removing,
mining, or extraction of any matersal |
change in the density or intensity of ug
of land, including subdivision pursuant t@
the Subdivision Map Act (commencing
with Section 66410 of the Governme
Code), and any other division of lan
except where the land division is broug
about in conndon with the purchase off
such land by a public agency for publi
recreational use; change in the intensity of use of water, or of access thereto; construction,
reconstruction, demolition, or alteration of the size of any structure, including any fa€ikyy

private, public, or municipal utility; and the removal or harvesting of major vegetation other than for
agricultural purposes, kelp harvesting, and timber operations which are in accordance with a timber
harvesting plan submitted pursuant to thevgions of the Z'berg\ejedly Forest Practice Act of
1973(commencing with Section 4511 of the Public Resources Chdelsed in this section,
Astructureo includes any building, road, pi pe,
electrical pwer transmission and distribution linAny activity meeting the definition of
development within the Coastal Zone requires a Coastal Peumligss the development is
categorically excluded, exempt, or qualifies for a de minimis wabegsistent with Gapter 22.68.

The Coastal Zone

The Marin County Coastal Zone is a strip of land and water defined by the California Coastal Act of 1976
that extends along the Pacific Ocean coastline. The Coastal Zone extends seaward from the shore a
distance of threeniles, and a variable distance landward, depending on topography (see-Niégrig

County Coastal Zonenly the land portion of the Coastal Zone is shown on Map 2

Introduction Land Use Plan Amendments
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Purpose of the Local Coastal Program

The purpose of theCP is to carry out the coasta
resource protection policies of the Californ
Coastal Act of 1976. Each coastal city and cou
in California is required by that law to prepa
and implement an LCP for its portion of thf
Coastal Zone. Like other counties @ualifornia,
Marin County has also adopted a comprehengE=—-"
land use plan for its entire jurisdiction area, whi
extends landward well beyond the Coastal Zc
boundary. Adopted in 2007, the Mari
Countywide Plan and its related Communi
Plans guide land delopment throughout the
County. However, in the Coastal Zone, the L
takes precedence over these plans. Where the LCP contains specific provisions applicable to land and
water development, such LCP provisions govern development activities. Policies@duhtywide Plan

that are not addressed by the Coastal Act and the LCP (e.g. policies that address education adiglersity,
public health) apply throughout the entire County, both within and outside the Coastal Zone.

Components of the Local Coastal Prog ram

As required by Coastal Act Section 30500, an LCP comprises a Land Use Plan, an Implementation
Program, accompanying land use and zoning maps, and, where necessary, other implementing actions
including those represented in the Appendidé® Land Use n contains written policies that indicate

which land uses are appropriate in the various parts of the Coastal Zone. The LUP policies and programs
also guide how natural resources shall be protected when land is developed, how public access to the
coast kall be preserved, and how other coastal resources shall be maintained and enhanced.

Marin Countyds LCP Land Use Plan contains three
Built Environment, and Socioeconomic. The Natural Systems and Agriegietion contains the policy
chapters of Agriculture; Biological Resources; Environmental Hazards; Mariculture; and Water
Resources. The Built Environment section contains the policy chapters of Community Design;
Community Development; Community Specifieolicies; Energy; Housing; Public Facilities and
Services; and Transportation. Finally, the Socioeconomic section contains the policy chapters of
Historical and Archaeological Resources; Parks, Recreation and \8giteing Uses; and Public Coastal

Acces. The Land Use Pigy maps (Map Set EH219m) also form part of the Land Use Plan.

Mar i n Co u_mplgmergation ErBgram (JRoonsists of the coastal zdrspecific portion of the

Marin County Development Code and the zoning maps for the Coastal MapeSet 296291). The IP

plays a central role in carrying out the policies and programs of the Land Use Plan by indicating which
land uses are appropriate in each part of the Coastal Zone. Furthermore, the Code provisions of the IP
contain specific requiraents that apply to development projects, as well as detailed procedures for
applicants to follow in order to obtain a coastal permit.

Finally, Marin Countyo6s LCP includes the resour ce

and Appendices 1 thugh 8, as described above.

Marin County Local Coastal Program Introduction
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The Coastal Permit

The primary tool for I mpl e meMosttypesyof develepménCaltiviies t h e
require that a coastal permit be issued by Marin County. Certaecpspguch as those that involveriv

on tidelands around the margin of Tomales Bay, require a coastal permit from the California Coastal
Commission (a state agency) rather than fromQGbenty, although other Marin County nonastal

permit requirements may still apply

The Marin CountyCommunity Development Agency (CDA) is responsible for implementing the LCP

and for reviewing coastal permit applications. The CDA assists property owners and developers to
determine whether their proposed project requires a coastal permit, whetherstiaé peranit should be

obtained from Marin County or the Coastal Commission, and whether other types of permits from the
County may also be required. Certain coastal permits approved by Marin County are appealable to the
California Coastal Commission by annt er est ed party who does not agrt
regarding the permit. Such permits are knowmpesnits forii a p p e adevaltpmenfsee appeal and

permit jurisdiction areas on Maps 28a and 288 Section 30603 of the Coastal Act

Appendices

As noted previously, Appendices 1 through 8 constitute part of the LCP. These Appendices contain
elements that are essential to the interpretation and application of Land Use Plan policies. For instance,
Appendix 1 contains the list of recommeed Public Coastal Accessways referred to in Land Use Plan

Policy GPA6 A Acquisition of New Public Coast al Access
readability of the Land Use Plan, this detailed list has been placed in an Appendix rather théodly the

of the Land Use Plan itself.

Additional historical and background information is available ontivav. marinicp.orgwebsite. This
information is not part of the LCP.

The Appendices are as follows:

Appendix1: List of Recommended Public Coastal Accessways

Appendix 2: Inventory of VisitorServing, Commercial, and Recreation Facilities in the
Coastal Zone

Appendix 3: Coastal Village Community Character Review Checklist (Local Coastal
Program Historic Review Iizcklist)

Appendix 4: Design Guidelines for Construction in Areas of Special Character and
Visitor Appealand ForPr@ 9 300s Structures

Appendix 5: Seadrift Settlement Agreement

Appendix6: 1977 Wagner Report fiGeology for Pl an

Appendix 7: Categorical Exclusions Orders and Maps

Appendix 8: Certified Community Plans:
a. Dillon Beach Community Plan
b. Bolinas Gridded Mesa Plan
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Interpretation of the Land Use Plan(INT)

Background

The Marin County Local Coastal Program (LCP) is the primary document that governs land development
in the Marin County Coastal Zone. However, the policies of the LCP must be applied and interpreted
within the context of other applicabl@cal-State, and~ederal laws, as well as other local plans, policies
and regulations. The following policies apply to the interpretaticgheof. CP.

Policies

C-INT -1 Consistency with Other Law. The policies of the Local Coastal Program are bound by all
applicable $ate and Federal laws, and none of the provisions of the LCP will be interpreted by the
County in a manner which violates those laws. In particular, as required by the Coastal Act, Public
Resources Code Section 30010, Marin County shall not grant or gerynd in a manner thatill take

or damage private property for public use, without the payment of just compensai®policy is not
intended to increase or decrease the rights of any property owner under the Constitutions of the State of
California or the United StatesWhenMarin County acts on a coastal development permit application
pursuant to its certified LCP, it is implementing a statewide stgayterning development by any person
including other state agencies.

C-INT -2 Precedence of LCP. In the coastal zone, tHeCP supersedes and takes precedence over
other local plans, policies and regulations, including any conflicting provisions of the Countywide Plan,
Community Plans and relevant sections of the Marin County Code. Provisionsetimat @ddressed by

the Coastal Act and the LCP (e olicies that address education, diversity, public health, etc.) that apply
throughout the County, also apply withiretlCoastal Zonebutnot in a coastal permit contexBroader
policies which, for gample, serve to concentrate development in close proximity to urban and

Marin County Local Coastal Program Interpretation of the Land Use Plan
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employment centers may be more protective, overall, than specific wildlife habitat and other similar
resource policiesThe introductory background text in each chapter provides bovael context for each
chapter, but shall not be usaslthe legal standard of reviéer coastal permit decisions.

C-INT -3 Community Plans. Community plans are part of the Marin Countywide Plan (CWP), and
are implemented through measures such as Design Review and Use REhaiseparate from the
LCP, community plans remaias important and relevamguides for development in their respective
communities. The existing Dillon Beach and Bolinas Gridded Mesa community plans have been certified
by the Coastal Commission and made part of the LCP; all other community plans hav@ntyothe
policies of the LUP, IP, and the two certified commurptgns in Dillon Beach and Bolinas Gridded
Mesa can be used as legal standards of review for the issuance of coastal permits.

C-INT -4 Terminology. The followingrules of interpretation shall applgonsistent with Marin
County Development Code Sec.20@20,

=

Where the imperative form of a verb is used to start a policy, the policy will be interpreted as
being a mandatory reqguirememrnter wbi cfho,r mat, ww
incorporate the term fishall .o

Thewords "shall," mu s'Will," &s to," and "are to" are always mandatory.
"Should" is not mandatory but is strongly recommended; and
"May" is permissive

(SA Pl S N

The present tense includes the past and future tenses; and the future tense includes the
present.

|

The singular number includes the plural number, and the plural the singular, unless the
natural construction of the word indicates otherwise.

"Including" means ". . . including but not limited to. . .".

||

Policy headings and titles are provided for convecgeonly. To the degree that these
headings or titles conflict with the text they accompany, the text shall govern.

_ Interpretation of the Land Use Plan Land Use Plan Amendments
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Natural Systemsand Agriculture

Introduction

In the Marin County Coastal Zone, development is closely intertwined with the natural environment.
Villages, homes, farms, and parks-edst with natural communities of plants and animals. Water and
biological resources are abundant, providing sustenanedldlife as well as beauty and pleasure to
residents and visitors. Agriculture, mariculture and open space are mainstays of both community
character and the local economy. Yet these resources are vulnerable. Poorly planned land development
and construadn can degrade or eliminate the values of sensitive habitat areas, agricultural productivity,
and the open, unspoiled character of the Marin County Coastal Zone. The Local Coastal RrG§am
therefore includes strong policies requiring that new dewvedoyp is undertaken in a way that assures the
protection of natural resources.

The Natural Systems and Agriculture section addresses the following subjects:

Agriculture (AG)

Biological Resources (BIO)
Environmental Hazards (EH)
Mariculture (MAR)

Water Resources (WR)

Marin County Local Coastal Program Natural Systems and Agriculture
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Agriculture (AG)

Background

The rolling coastal hills and stream valleys of the Marin County Coastal Zone provide an exceptional
environment for a distinctive type of agriculture that takes advantage ofjhality grasslands sustained

by the cool, moist conditions that prevail much of the year. Animal agricuttekes up the greatest part

of the Countyds tot al agricul t urpeultryapdeggigewellason. Th
dairy cowsand themilk, yogurt, and cheesthey yield. While the hilly terrain, pervasiveness of non

prime soils, and scarcity of dependable water sources limit intensive row crop cultivation through most of

the Coastal Zone, a number of farms, many of them orgeaige fruits, vegetables, flowers, nuts and

other crops.

In Marin County, coastal agriculture is important as an essential livelihood, a foundation for regional
economic activity, and a wholesome, local source of food for residents of the Bay Areayand. It is
estimated that every dollar of agricultural production yields a multiple of 2.5 additional dollars
contributed to the local economy in employment opportunities, support industries, and tdarism.
addition to economic benefits, agricultutahd use also provides crucial ecosystem services such as the
maintenance of soil fertility and structure, wildlife habitat and biodiversity, watershed benefits, nutrient
cycling, and carbon sequestration. Finally, the working agricultural landscapegzoxaddclass views,

a pastoral frame for Marinés distinctive coast al
myriad of recreational activities offered throughout the Coastal Zone. For all these reasons, the Local
Coastal Program (LCRjolicies seek to preserve viable agriculture as a permanent part of the fabric of
coastal Marin for thdenefit of residents, visitors, and the environment itself (see Maprdtected
Agricultural Lands).

The Coastal Acprotects coastal agriculture asigh priority coastal resoureed-—Feward-this-end;-the
Aetsupports theenewal anccontinuation of agriculture on suitable lands in Sections 30241, 30241.5,

Marin County Local Coastal Program Agriculture m
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and 30242. The conversion of land with
prime agricultural soils to neagricultural
uses, such agesidential or commercial
development, is strictly limited by the Act]
however, vey little of the land in Marin
Countyods Coast al Zopnhe i s
(see Map 4 Agricultural Land).The Coastal
Act mandates thadll other lands suitable fo
agricultural use shall not be converted
nonagricultural uses unless continued
renaved agricultural use is not feasible,
such conversion would preserve pri
agricultural land or concentrate developme
consistent with Section 30250. Any su
permitted conversion shall be compatible with continued agricultural use on surrounding lands

me

Achieving these goals depends on interdependent resources: the land itself, and the people and systems
that make it agriculturally productive. Marin is fortunate to have a strong community dedicated to
agricultureand its futurecomprised of haravorking, experienced, and resourceful peopldéowever,

some important trends point to theedfor certain LCP provision® help assure that future.

In an era of corporate, industrialized agriculture, the great majority of Marin farms and rancheslgre fami
owned and operated, with most of those the third or fourth generation working the land. Fluctuating
commodity prices, the expense of investments needed to stay competitive, and the rising cost of farmland
are only some of the challenges casting douler ¢lve future viability of coastal agriculture. One clear

need is the ability to pass the reins to the younger generation, while providing for the retiriimyl@9s.

the average age of Marindés principahadaeasgnrtos8d,l tur al
and in 2007, to 59.7At the same time, the family unit itself is a critical part of maintaining agriculture.
More than 85% of Marin farmbad between one and four family members involved in their operation,
and 71% had a family membenterested in continuing ranching or farming. Providing policies that
support current agriculture while responding to these important trealss-one of the key objectives of

the 2015 Amendment2944-revisiongo the LCP, including the provisions fointergenerational homes
(Policy GAG-5).

Other policies similarly provide for the essentials sustaining agricultwer.l@lf our farms and ranches
report hiring farm labor, but securing additional farmworker housing has been a challenge. Many
agricultual activities, especiallgairying require workers close at hand. As with other commercial and
visitor-serving support workers, the lack of suitable housing leads to longer commutes with attendant
traffic congestion, pollution and greenhouse gas emissidre LCP recognizes that farmworker housing

is anintegral parbf many agricultural operations (Program&G-2.b and 2.c).

Prices for commodities such as milk and beef are notoriously volatile and unreliable, often placing
Marinds r el aucersinedopsrdyRenentlyo npr of Marindés historical
business. Marin agriculture has responded with innovation and creativity to secure its future. Responding

to a Cooperative Extension survey, 29% of Marin operations repoirighadded new productions or
enterprises to their farm or ranch over recent years, and 24% are makingd@éae productsThis

LCPb6s policies wildl hel p support such agsmallcul t ur
scale direct to conswen sales (Program-8G-2.e).

Agriculture Land Use Plan Amendments
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While strengthening the economic vitality and ldegm protection of agriculture, LCP policies work
equally hard to deter the incursion of ragricultural uses that would convert agricultural land and
impair agricultural prductivity now and in the futureA key measure to continue the preservation of
agriculture is the Agricultural Production Zone-&PZ), which limits the use of land to agriculture, or
uses that are accessory to, in support of, compatible aithrd-necessary for agricultural production.
Additional LCP policies protect the land itself, by limiting land divisions and-agpcultural uses,
providing for longterm agricultural and stewardship plans, and by controlling the size of agricultural
dwelling wnits. Together, the LCP agricultural policies shape a balanced strategy to assure the protection
of agriculturallands and to continue agricultural uses throughout the Marin County Coastal Zone for
generations into the future.

Policies

C-AG-1 Agricultural Lands and
Resources. Protect agricultural land,
continued agricultural uses, family farming
and the agricultural economy by maintaini
parcels large enough to sustain agricultu
production, preventing conversion to RO
agricultural uses, mviding for diversity in
agricultural development, facilitating multi
generational operation and successig
prohibiting uses that are incompatible wit
long-term agricultural production or the rurg
character of the, @do
other innoative means Preserve impoant
soils, agricultural water sources, and forage
allow continued agricultural production o
agricultural lands.

[Adapted from Unit Il Agriculture Policy 1, p.
98, and CWP Goal AG, p. 2157]

C-AG-2 Coastal Agricultural P roduction Zone (C -APZ). Apply the CoastalAgricultural
Production Zone (\PZ) to preserve agricultural lands that are suitable for-iatghsive or land
extensive agricultural productivity, that contain soils classified as Prime Farmland, Farmlartéwid&ta
Importance, Farmland of Local Importance, or Grazing Land capable of supporting production
agriculture, or that are currently zonedd®Z. Ensure that the principal use of these lands is agricultural,
and that any development shall becessory andncidental to, in support ofnd compatible with
agricultural production.

A. In the GAPZ zone, the principal permitted use shall be agricyltiméted to the following
1. 1) Agricultural Production

+.Uses of land for the breeding, raising, pasturing, and grazing of livestock;

2. The production of food and fiber;

3- The breeding and raising of bees, fish, poultry, and other fowl;

4. The planting, raising, harvesting and producing of agriculture, catfuae, mariculture,
horticulture, viticulture, vermiculture, forestry crops, and plant nursgries

e 10 o I
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2-6-2YAgricultural AccessoryStructures
3. 3YAgricultural Accessory Activities

4. Agricultural Dwelling Units, consisting of:

a. -4 Onefarmhouse or a combination of one farmhouse and one intergenerational hdeggber
let farm tract consistent with GAG-5, including combined total size limjts

b. 5) Agricultural worker housing, providing accommodations consisting of no more thiaed36
in group living quarters per legal parcel or 12 units or spaces per legal lot for agricultural
workers and their households

5.6) Other Agricultural Usesf-appurtenandndnecessary to the operationagticultue, limited to:

a. Agricultural product sales and processing of products grown within the farmsioedied that
for sales, the building(s) or structure(s), or outdoor areas used for sales do not exceed an
aggregate floor area of 500 square feet, and for processing, liadys) or structure(s) used for
processing activities do not exceed an aggregate floor area of 5,000 square feet

b. Netfer-prefit eEducational tours.

B. Conditional uses in the-BPZ zone includea second intergenerational home per legalftotprofit
educationaltoursoperated by a third partagricultural homestay facilities, agricultural worker housing
above 12 units per legal lot, amdlditional agricultural uses and nagricultural usesonsistent with
Policies CAG-5, 6,7, 8 and 9.

Development shall not exceed a maximum density africultural dwellingunit per 60 acredDensities
specified in the zoningre not entitlements but rathenaximums that may not be achievetien the
standards of theéAgriculture policies below and othezlevant LCP policies ar@pplied The County (and

the Coastal Commission on appeal) may include all contiguous properties under the same ownership
when reviewing a Coastal Permit application.

Adapted from Unit Il Agriculture Policies 2 and 3, p. 98, &\WP Program AGl.g, p. 2162

Program C-AG-2.a Allowed Uses:
No permit required. Seek to clarify
for the agricultural community thosg
agricultural uses for which no permi
is required. These include the
Agricultural  Exclusions from the[
existing ©CEGadpted Categorical | =
Exclusion Orders. Review aspects @ff =
agricultural operations that are nd
currently excluded from coastafis
permit requirements to determine |
there are additional categories @
agricultural developmentseither in
type orin specific geographic areas! — — '

that have no potential for any significant adverse effect, either |nd|V|duaIIy or cumulatively, on
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coastal resources or on public access and, hence, could be eligible additions to the categorical
exclusion

[New program, 2015]
[

Program CAG2.b Option to Secure Affirmative Agricultural Easements Through Restricted
ResidencesEvaluate the efficacy of permitting limited nagricultural residential development
within the CGAPZ zone as a means of securing permanent affirmative agri¢iagements over

the balance of the legal lot. Characteristics of the program could include (a) prohibiting
residential development on a legal lot where an Agricultural Dwelling or Dwelling Unit Cluster is
located, (b) restricting the development enveltmpthe minimum feasible size (e.g. 10,000 sq. ft)
(c) limiting house size to less than amount allowed for agricultural dwellings, but permitting
transfer of development credits t
increase allowable house size Ry
securing affirmative agricultural
easementson additional agricultural
lands. The program and associated
policies have no effect until certified ap
an LCP Amendment by the Coastj
Commission.

[New program, 2015]

Program CAG-2.e Community-
Specific Retail Sales Policies Policies
should bedevel oped [
Community Development section,
appropriate, to address the concerns
specific communities with respect f
retail sales (roadside especially).
necessary, greater constraints on thg
activities could be specified fo
individud communities or roadway
segments than the gener al provisions in the L
example, the possibility of specifying an outright prohibition of roadside agricultural sales in a
particular area or along a particutdretch of roadway).

[New program, 2015]

Program C-AG-2.f Facilitate Agricultural Tourism. Review agricultural policies and zoning
provisions and consider seeking to add educational tours, homestays and minor facilities to
support them as a Categori€{clusion.

[New program, 2015]

C-AG-3 Coastal Agricultural Residential Planned Zone (C  -ARP). Apply the Coastal
Agricultural Residential Planned Zone-&KIRRP) designatiorto lands adjacent to residential areas in the
Coastal Zone that have potential &gricultural production but do notherwisequalify for protection
under Policy GAG-2. The intent of the @\RP Zone is to provide flexibility in lot size and building
locations in order to:

1. Promote the concentration of residential and accessontaisesintain the maximum amount of
land available for agricultural use, and
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2. Maintain the visual, natural resource and wildlife habitat values of subject properties and
surrounding areas. TheARP district requires proposed development to be clusteradoid or
minimize impacts to environmental and other coastal resources, such as natural topography,
native vegetation and public views of the coast.

Residential use shall be the principal permitted use in all parcels with the land use designa#dd3of C
Agriculture shall be the principal permitted use in all parcels with th&GT and CGAG2 land use
designations.

[Adapted from Interim County Code Section 22.57.040. This policy also carries forward the concept of
Unit | Agriculture Policy 30, p. 35]

C-AG-4 C-R-A (Coastal, Residential, Agricultural) District. Apply the GR-A zoning district to
provide areas for residential use within the context of sauale agricultural and agriculturaliglated
uses, subject to specific development standards.

[Adapted from Interim County Code Section 22.57.020]

C-AG-5 Agricultural Dwelling Units (Farmhouses, Intergenerational Housing, and
Agricultural Worker Housing ). Support the preservation of family farms by facilitating multi
generational operation and sucdess

A. Agricultural dwelling units may be permitted orAPZ lands subject to the policies below,

as well as any applicable requirement HAG-6, 7, 8, and Sand-all-otherapplicable
reguirements-inthe LGAgricultural dwelling units must be owned by a farmer or operator

actively and directly engaged in agricultural use of the propdymore than a combined total
of 7,000 sq f{plus540 square feet of garage space and 500 squae feet of office spacen the
farmhouseuseal in connection with the agricultural operation) may bepermittedusedas an

agricultural dwellingper farm tractby-the-farm-owner-oroperatpivhether in a single
farmhouse orin a comblnatlon of a farmhouse and mtergenerdhnum@s(s_)wgie

ee#m#ed—m—the—@&%de&qnaﬂenlntergeneratlonahrm homesmay onIy be occupled by
persons authorized by thetfaowner or operatgshall not be divided from thest ofthelegal

lot, and shall be consistent with the standardsGR® Policy GAG-7and the building size

limitations of Policy GAG-9. Such intergenerational homes shall not be subject to the
requirement for an Agricultural Production and Stewardship RlahG-8), or permanent
agricultural conservation easeme@GtAG-7). A density of 60 acres per unit shall be required for
eachfarmhouse and intergenerational house (i.e. at least 60 aceefafonhouse, 120 acres for

a farmhouse and an intergenerational house, and 180 acres required for a farmhouse and two

mtergeneranonal homeshcludlng any eX|st|ng home@he—mwewmq—au%hen%v—shaﬂ—een&der

Use Permlt shaII be requwed for the flrst mtergeneratlonal home ona quallfylng Iot but a Use
Permit shall be required for a second intergenerational hldmmore than 27 intergenerational
homesmaybal | owed i n the Countyds coastal zone.

B. Agricultural worker housing providing accommodations consisting of no more than 36 beds in group
living quarters per legal parcel or 12 units or spaces per legal parcel for agricultural workérsiand
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households shall not be included in the calculation of density in the following zoning distrRR GG

APZ, GRA, and GOA. Additional agricultural worker housing above 36 beds or 12 units shall be subject

to the density requirements applicable to #oming district. An application for agricultural worker
housing above 36 beds or 12 units shall include a worker housing needs assessment and plan, including
evaluation of other available worker housing in the area. The amount of approved worker halkireg sh
commensurate with the demonstrated need. Approval of agricultural worker housing shall require
recording a restrictive covenant running with the land for the benefit of the County ensuring that the
agricultural worker housing will continuously be ima@ined as suchgr, if no longer needed, for nen
dwelling agricultural production related uses.

[New policy, 2015]

C-AG-6 Non-Agricultural Development of Agricultural Lands. Non-agricultural development is
defined to include division of agriculturalrids and any development not classified as Agriculture
Require thatornragricultural developmeanshall only be allowed upon demonstration that lengn
agricultural productivity—reluding-en—each—parcelcreateththe—case—ofaland-divisierwould be
maintained an@énhanced as a result of sutdwvelopmenton the subject parcel and angweachparcel
created and that agricultural productivity on adjacent parcels would be maintalnedonsidering
divisions of agricultural lands in the Coastal Zotlee County may approve fewer parcels than the
maximum number of parcels allowed by the Development Code, based on site characteristics such as
topography, soil, water availabilityenvironmental constrainteind the capacity to sustain viable
agricultural @erations.

[Adapted from CWP Policy A@.5, p. 2158, and consistent with Coastal Act Policy 30241 and 30242]

C-AG-7 Development Standards for the Agricultural Production Zone (C -APZ) Lands.

Proposed development in theAPZ zone shall be designed atwhstructed to preserve agricultural lands

and to be consistent with all applicable standards and requirements of the LCP, and in particular the
policies of the Natural Systems and Agriculture Element of the LbJRddition to the requirements

applicableto a specific land usend-all-otherapplicable requirements-specified-in-the LiIBE following
requirementshall apply to development in theAPZ;

A. Standards for All Development in the GAPZ:
All of the following development standards apply:

1. Permitted development shall protect and maintairewed ana@ontinued agriculturgbroduction
and viability on site andshall not impacer-adjacent agricultural land®evelopmenshall be
sited to avoidagriculturalland (i.e., prime agricultural land &¢n @ i me | ando [ r ef er
the Coastal Act aBother land suitable for agriculturgl whenever possible, consistent with the
operational needs of agricultural production. If usswfhland is necessary, pramagricultural
land shall not bautilized if it is possible to utilizenonprime landsethertands—suitable—for
agricultural-use In addition, as little agricultural land as possible shaluged for structural
development.

2. Development shall be perrtgtl only where adequate water supply, sewage disposal, road access
and capacity and other services are available to support the proposed development after provision
has been made for existing and continued agriculpnaduction Water diversions or useif a
proposed development shall not adversely impact sti@ametlandhabitats, have significant
effects on groundwater resources, or significantly reduce freshwater inflows to water bodies,
including Tomales Bay, either individually or cumulatively.

3. Permitted development shall have no significant adverse impacts on environmental quality or
natural habitats, and shall meet all other applicable policies, consistent with the LCP.
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4. In order to retain the maximum amount of land in agricultural producticavailable for future
agricultural production farmhouses, intergenerational homesgyricultural worker housing
agricultural homestagr bed and breakfaficilities-al-infrastructure-and-structural-development

{e-g. agricultural accessory structureand agricultural product processing facilitiesther
aq#mmm%aLuses—and—readshall bepIacedW|th|n a clustered development a;eM&LeLm

5 A g acreage
%W%W&Wm&%&%%@%@mmnt

shallbe-clustered-within-existing-developed-amasept when

(a) placement outside such areas is necessary for agricultural operations (e.g. when a more
remote barn is required in a different part of the property to allow for efficient agricultural
operations); or

(b) when placement inside such areas would be instems$iwith applicable LCP standards

(e.g. when such placement would be within a required stream setback atbe)tHelatter

case, new development shall be placed as close as possible to the existing clustered
development area in a way that also naggtlicable LCP standards.

The clustered development aréa,combinationwith roads,agricultural product sales facilities
and all other structural development, shiatfatef no more than five percent of the gross acreage,
to the extent feasiblewith the remaining acreage retained in or available for agricultural
production or open space.

Development shall be located close to existing roads, and shall not require new road construction
or improvements resulting in significant impacts on agricultureurah topography, major
vegetation, or significant natural visual qualities of the site. Development shall be sited to
minimize impacts on coastal resources and adjacent agricultural operations and shall be designed
and sited to avoid hazardous areas

B. Standards for Non-Principally Permitted Uses
In addition to the standards of Section A. above, all of the following development standards apply
to_non-principally permitted usesThe County shall determine the density of permiigdcultural
dwellingunitsor land division®nly uponapplying Policy CGAG-6 and the following standards and
making all of the findings listed below.

1. Non-principally permitted uses shal
only be allowed when such uses wiflt+
serve to maintain and enhand
agricultural produgbn. =

2. The creation of
other  organization and/or  thg
submission of an  Agriculturall
Production and Stewardship Plaja
(APSP) may be required to provide fg
the proper utilization of agricultural:
lands including their availability on a |-
leasebasis or for the maintenance d
the communityos
systems.
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C. Standards for NonrAgricultural Conditional Uses:

In addition to the standards of Sections A and B above, all of the following development standards
apply to noragriculural conditional uses.

31. Where consistent with state and federal laws, a permanent agricultural conservation easement
over that portion of the property not used for physical development or services shall be required
for otherwise permissibliand divisiols and othemonagricultural developmerto promote the
long-term preservation of these lands. Only agricultural and compatible uses shall be allowed
under the easement. In addition, the County shall require the execution of a covenant not to divide
for the parcels created under this division so that each will be retained as a single unit and will not
be further subdivided.

42. Proposed development shall only be approved after making the following findings:

a. The development is necessary becaampgcultural use of the property would no longer be
feasible. The purpose of this standard is to permit agricultural landowners who face
economic hardship to demonstrate how development on a portion of their land would ease
this hardship or enhance agilicmal operations on the remainder of the property.

b. The proposed development will not conflict with the continuation or initiation of agricultural
uses on that portion of the property that is not proposedtfactural @évelopment, on
adjacent parcelspr on other agricultural parcels within one mile of the perimeter of the
proposed development.

c. Appropriate public agencies are able to provide necessary services (fire protection, police
protection, schools, etc.) to serve the proposed developmeputviktending urban

[Adapted from Unit Il Agricultural Policies 4 and 5, pp.-98. This policy also carries forward Unit |

Agriculture Policy 30, p.35.]

C-AG-8 Agricultural Production and Stewardship Plans.

AZ. Submission of an Agricultural Production and Stewardship Plan (APSP) shall be required for
approval of land division oothernontagricultural development of Agricultural Production Zone (C
APZ) lands, except as provided for in (3) below.

B2.The purpose foan APSP prepared and submitted for land division or otheragdnoultural
development of GAPZ lands is to ensure that lotgrm agricultural productivity will occur and will
substantially contribute to Mar i tedry ideatifyrandc ul t ur
describe existing and planned agricultural uses for the property, explain in detail their
implementation, identify osite resources and agricultural infrastructure, identify product markets
and processing facilities (if appropriate)nda demonstrate how the planned agricultural uses
substantially contribute to Marinds agricultural
95% of the land will remain in agricultural production or natural resource protection and shalyidentif
stewardship activities to be undertaken to protect agriculture and natural resources. An APSP shall be
prepared by qualified professionals with appropriate expertise in agriculture, land stewardship, range
management, and natural resource protection.appeoval of a development proposal that includes
an APSP shall include conditions ensuring the proper;terg implementation of the plan.

C3.The requirement for an APSéhall not apply tothe farmhouseagricultural worker housing or to
intergeneratinal homes The APSPmay also be waived fonon-agricultural land uses when the
County finds that the proposal will enhance current or future agricultural use of the property and will
not convert the property to primarily residential or other-agricultual use, as evidenced by such
factors as bona fide commerci al agricultural pr
experience in production agriculture, and the fact that agricultural infrastructure (such as fencing,

Marin County Local Coastal Program Agriculture



Natural Systems and Agriculture

processing facilities, arketing mechanisms, agricultural worker housing, or agricultural land leasing
opportunities) has been established or will be enhanced.

D4.Projects subject to the potential requirement of preparing an ASP@R be referred to such
individuals or groups with agricultural expertise as appropriate for analysis and a recommendation.
Such individuals or groupshall also be requested to periodically review and evaluate the
effectiveness of the APSP program.

[Adaptedfrom CWP Program Ad.b, pp. 2160 and 2161

Program C-AG-8.a Commercial Agricultural Production. Develop criteria and standards for
defining commercial agricultural production so that APSPs can differentiate between commercial
agricultural production rad agricultural uses accessory to residential or otheragoioultural

uses.

[New program, 2015]

C-AG-9 -Agricultural Dwelling Unit  _Impacts and Agricultural Use. Ensure that lands designated
for agricultural use are not de facto converted to residarg@lthereby losing the lorigrm productivity
of such landsby the following means

AZ. Agricultural dwelling units, other than principally permitted agricultural dwelling units, shall be
reviewed to ensure they do not diminish current or future agri@llproduction orthe property
or convert it to primarily residential use.

B2. Any proposedagricultural dwelling unit and related development subject to a Coastal Permit shall
comply with LCP policies including ensuring that the mass and scale of neaxpanded
structures respect environmental site constraints and the character of the surrounding area. Such
development must be compatible with ridge protection policies and avoidutteey and grading
wherever possible. All such development shall bestehed with existing structures and
development on the farm, pursuant teAG-7, and shall be sited and designed to protect
significant public views.

When considering proposed agricultural dwelling units, other than principally permitted
agricultural dweing units thereviewing authorityshall exercise its discretion in light of some or
all of the following criteria for the purpose of ensuring thatl#mel does not de facto convert to
residential use:

laThe applicantdés hiseory of production agricu

2b. How long term agricultural use of the property will be preserded example, whether there
is an existing or proposed dedication or sale of permanent agricultural easements or other
similar protective agricultural restrictions such as Williamsset contract or farmland
security zone.

3e. Whether long term capital investment in agriculture and related infrastructure, such as
fencing, processing facilities, market mechanisms, agricultural worker housing or agricultural
leasing opportunities havedreestablished or are proposed to be established.

4d. Whether sound land stewardship practices, such as organic certification, riparian habitat
restoration, water recharge projects, fisandly farming practices, or erosion control
measures, have beenwiil be implemented.

5e. Whether the proposeatkvelopmentvill facilitate the ongoing viability of agriculture such as
through thentergenerationaransferor leaseof existing agricultural operations.
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C3. In no event shalagricultural dwellingssubjet¢ to these provisions exceed 7,000 square feet in
size. Wherea farmhouse andne or two intergenerational residence units are allowed inthe C
APZ zone, the aggregate developmeinall homeson the subjedegal lotshall not exceed,@00
square feet.

D4. However, agricultural worker housing, up to 540 square feet of garage space ftarpdmuse
agricultural accessory structures, and up to 500 square feet of office space in the farmhouse used
in connection with the agricultural operation on the prgpshall be excluded from the 7,000
square foot limitation.

E5. The square footage limitations noted in the above criteria represaxitnum agricultural
dwelling unit sizes and do not establish a mandatory entittement or guaranteed right to
developmentrather, site constraints and resource protection standards may require reduced size
limits in any particular case.

E6. Agricultural homestays, bed & breakfasts, home occupations, care facilities, group homes and

similar uses allowed in the-8PZ zone may ply occur within otherwise allowable agricultural
dwelling units and not within additional separate structures.

[Adapted from CWP Program A.a, pp.2159 and 2160]

C-AG-10 Marin Agricultural Land Trust (MALT) and Other Methods of Preserving

Agriculture . Support the objectives of the Marin Agricultural Land Trust (MALT) to protect
agricultural lands through the transfer, purchase, or donation of development rights or agricultural
conservation easements on agricultural lands. Support and encouragebadtixLT in the Coastal

Zone to preserve agricultural l and for producti ve
agricultural easement, implementation of Transfer of Development Rights (TDR) programs and similar
innovative techniques to permantly preserve agricultural lands.

[Adapted from Unit Il Agriculture Policy 7, p. 101]
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