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STAFF NOTE

The local government action on the Point Reyes Affordable Housing Project (Application
Number 2-MAR-00-134) included both the submittal of the subject amendment 1-MAJ-02 to the
Marin County certified Local Coastal Program (LCP) and approval of the CDP. The local
approval of the CDP was subsequently appealed and is also before the Commission as Item 13a
(Appeal number A-2-MAR-02-009). Because the County’s final action approving the CDP for

. the project preceded Commission certification of the related LCP amendment, the approved
development is on its face inconsistent with the certified LCP. The proposed LCP amendment is
necessary for the project to go forward because the County-approved CDP does not conform to
the site’s pre-LCP amendment zoning.

If the Commission approves the proposed LCP amendment as submitted, Commission staff is
recommending that the Commission find that the related appeal does not raise a substantial issue
with respect to the grounds on which the appeal has been filed under Section 30603 of the
Coastal Act regarding consistency of the approved project with the certified Local Coastal Plan
(L.CP) and/or the public access and recreation policies of the Coastal Act. Staff’s
recommendation on the appeal, however, is, in part, predicated on the Commission’s certification
of this amendment as submitted. Thus, staff’s recommendation of no substantial issue, as well as
the Commission’s action on A-2-MAR-02-009, is dependent upon the Commission’s action on
this LCP amendment. If the Commission does not approve the LCP amendment as submitted,
staff’s recommendation on the appeal would need to be revised.

SUMMARY OF STAFF RECOMMENDATION

The proposed amendment would add a new policy to the Unit II LUP that would identify land
use designations for an 18.59-acre site in Point Reyes Station and specify the kinds, maximum
intensities, and locations of development permissible for the site. The proposed policy would
also require that an overall site development plan be approved as part of the IP, consistent with
the kinds, intensities, and locations of development identified in the policy. Any development of
. the site would need a coastal development permit approved consistent with this site development
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plan and all other provisions of the certified LCP.

The land use designations proposed by the amendment for the 18.59-acre property are
appropriate for conserving on-site seasonal wetlands, protective of visitor serving uses, and
compatible with the surrounding land uses. The proposed policy would further protect on-site
wetlands by allowing development only in areas where there is sufficient room for development
that would not result in the impermissible fill of wetlands or encroachment into wetland buffers,
and requiring conservation easements over all wetland and wetland buffer areas before any
coastal development permit is approved for a subdivision of the property. The proposed policy
would also reserve at least two acres for a future overnight visitor serving facility on the site,
preferably providing lower cost services. The land use designations proposed allow for
commercial, residential, and open space land uses. These land uses are compatible with those
adjacent to the site, which are predominantly commercial/residential, but also include open space
and agriculture.

The amendment also proposes changes to the IP through the rezoning and addition of an overall
site development plan of the 18.59-acre parcel. The proposed zoning and site development plan
are consistent with the proposed land use designations and would provide for lower density
development of the property, changing the maximum overall allowable density from 58
residential units to 36 residential units and 20 overnight visitor serving units. The proposed
overall site development plan is also consistent with the development requirements set forth in
the proposed New Development and Land Use Policy 8(b)(5).

For these reasons, staff recommends that the Commission find that the proposed LUP
amendment is consistent with and adequate to carry out the policies of Chapter 3 of the Coastal
Act and the certified LUP. Similarly, the IP zoning classifications and site development plan are
site-appropriate and conform to the LUP designations and policies. Staff recommends
certification of both the proposed LUP and IP amendment as submitted. The applicable motion
for the approval of the LUP amendment as submitted is found on page 5; the applicable
motion for the approval of the IP amendment as submitted is found on page 42.

1.0 AMENDMENT DESCRIPTION

The proposed amendment to Marin County’s certified Local Coastal Program involves an
amendment to the County’s Unit II Land Use Plan (LUP) and its Implementation Plan
(consisting of zoning regulations and associated zoning maps). The proposed change to the Land
Use Plan entails the addition of New Development and Land Use Policy 8(b)(5) to the Unit IT
LUP, which would define the land uses and development of an 18.59-acre property in Point
Reyes Station consisting of Assessor’s Parcels 119-240-45, -46, -57, and —58. More specifically
this policy would carry out the following: (1) land use designate portions of the 18.59-acre
property C-MF-2 (Coastal, Multiple-family, one to four units per acre maximum residential
density), C-SF-4 (Coastal, Single-family Residential, one to two units per acre), C-RS (Coastal,
Residential Commercial, one to 20 units per acre maximum residential density, 30% to 50%
commercial floor area ratio), and C-OS (Coastal, Open Space); (2) specify the kinds, locations,
and intensities of land uses allowable on the 18.59-acre property; (3) require the approval of an
overall site development plan for the property in accordance with the requirements specified in
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the proposed policy as an amendment to the LCP; and (4) require that any coastal development
permit or permits for development of any portion of the site be consistent with the approved site
development plan. The change to the Implementation Plan (IP) would rezone the same 18.59-
acre property from a mixture of Coastal, Village Commercial Residential (C-VCR:B-2) and
Coastal, Suburban Agricultural (C-RA:B-3) zoning districts to a combination of Coastal,
Residential Multiple Planned Commercial (C-RMPC), Coastal, Residential Multiple Planned (C-
RMP), Coastal, Suburban Agricultural (C-RA:B-3), and Coastal Open Area (C-OA) zoning
districts. The proposed amendment would also certify as part of the IP an overall single site
development plan for the 18.59-acre property consistent with the requirements of the proposed
New Development and Land Use Policy 8(b)(5). Consistent with the proposed implementation

_ plan, the maximum allowable density for development of the site would be reduced from the

current density of 58 residential units to 36 residential units and 20 overnight visitor-serving
units.

The 18.59-acre site is an undeveloped property in the northeast section of the unincorporated
village of Point Reyes Station in West Marin County (Exhibit 1, Regional Map & Exhibit 2,
Location Map). The site is a moderately sloped hillside dominated by grassland vegetation and
supports several small seasonal wetlands totaling approximately .25 acre At the southern
entrance to the site sits an abandoned house, corral, and associated out buildings surrounded by
mature overgrown landscape and agricultural plantings. At present, the property is used as a
grazed pastureland for horses. No development is proposed as part of the LCP amendment;
however, the Marin County Board of Supervisors approved a related Coastal Development
Permit (CDP) for a 36 unit affordable home subdivision for this property on March 19, 2002
(Post Certification No. 2-MAR-00-134 Point Reyes Affordable Housing Project). This CDP was
appealed on April 10, 2002 to the Coastal Commission (Appeal File No. A-2-MAR-02-009) and
is also agendized for Commission hearing and action on May 9, 2002 as Item 13a.

2.0 BACKGROUND

On February 2, 2000, the applicant submitted to Marin County applications for (1) a Countywide
Plan amendment, (2) Community Plan amendment, (3) LCP amendment, (4) rezoning, (5) master
plan, (6) precise development plan, (7) coastal development permit, and (8) subdivision for the
approved development. On March 19, 2002, the County took final action approving an LCP
amendment and a coastal development permit for development of an 18.59-acre property.
Planning for the development of the property began in late 1998 through a community-based
planning process consisting of a series of community meetings. Since its inception, the Point
Reyes Affordable Housing project has undergone a number of significant changes to achieve
consistency with the certified Marin County Unit II LCP.

In 1999, following a series of community meetings and an advisory poll, the applicant submitted
plans for a pre-application review by the Marin County Community Development Agency for a
50-unit mixed use and mixed-income project including 27 affordable rental apartments, 10
affordable for-sale homes, 8 live-work units, and five market-rate lots for future development of
single-family residences. Following input from Community Development Agency staff which
identified a number of concerns relating to community character, scale, and development issues,
the applicant modified the development plans, obtained community feedback through a second
poll, and submitted an application for development of a 35-unit project in February 2000.
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- Pursuant to the requirements of the California Environmental Quality Act (“CEQA”), a Draft
Environmental Impact Report (“EIR”) was completed for the project in May 2001. As proposed
and studied in the EIR, the project included .07-acre of wetland fill and development within 100
feet of wetlands in the northwestern portion of the development site. In response to issues raised
in the EIR scoping comments and initial stages of the EIR review, the applicant submitted to the
County for environmental review an alternative site layout that avoids wetland fill. This
submittal was incorporated as a Mitigated Alternative and evaluated in the Draft EIR. The
Mitigated Alternative provided for the same number of housing units as the original project, but
included a reconfiguration of the development in the western portion to avoid wetland fill and
historic district impacts. However, the Mitigated Alternative did not avoid development within
100 feet of wetlands; the Williams Street right-of-way, the access way to development on the
northwestern portion of the site, encroached within the 100-foot wetland buffer.

In response to issues raised during the Draft EIR and recommendations by County staff to further
protect on-site wetlands and address historic district impacts, the applicant developed another
site layout plan that entirely avoids encroachment of buildings or roads within 100 feet of any
on-site wetlands entirely. This alternative was submitted to the County for environmental review
and subsequently incorporated into the Final EIR as Mitigated Alternative Option 2. The Final
EIR found that Mitigated Alternative Option 2 would be environmentally superior to the
originally proposed project and still meet the basic goals and objective of the project.

On January 14, 2002, the Planning Commission conducted a public meeting and recommended
certification of the project EIR to the Board of Supervisors. On January 29, 2002, the Board of
Supervisors held a public meeting and voted to certify the Point Reyes Affordable Homes EIR.
Subsequently to the certification of the EIR, the applicant submitted revised plans for the project
based on the Mitigated Alternative Option 2 that was evaluated in the EIR.

The County took final action approving the CDP for the approved development on March 19,
2002. The proposed project would cluster development in less sensitive areas of the project site
and preserve 2.68-acres of open space to protect wetlands and wetland buffer areas. Under the
current zoning, clustering of development is not allowed due to minimum lot sizes of 10,000 and
20,000 square feet and because of traditional setback requirements. Therefore, the County
proposes to rezone the northwestern and southeastern portions to C-RMP, the southwestern to C-
RMPC, and the central to C-OA to accommodate clustered development. The northeastern
portion of the property would remain as currently zoned (C-RA:B-3)

On March 19, 2002 by Resolution 2002-27, the Marin County Board of Supervisors approved
the LCP amendment 1-MAJ-02, which consists of changes to the Marin County Unit II LUP and
the IP that would land use designate the 18.59-acre property and allow for clustered development
(Exhibit 3, LCP Amendment Resolution of Submittal). On March 27, 2002, the Commission
staff received the County’s application for the amendment request and notice of final local
actions of the Board of Supervisors’ approval of a coastal development permit for the Point
Reyes Station Affordable Housing project (Application No. 2-MAR-00-134). On April 10, 2002
- and April 11, 2002, the Commission received two appeals of the County’s approval of 2-MAR-
00-134. The Executive Director determined the County’s LCP amendment application to be
complete in accordance with the Commission’s regulation (14 CCR section 13551 and 13552) on
April 9, 2002. Pursuant to Section 30512 of the Coastal Act, LCP Amendment No. 1-MAJ-02

4.
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must be scheduled for public hearing and the Commission must take action within 90 days after
the receipt of a complete transmittal. The ninetieth day after receipt of the complete transmittal
on April 9, 2002 is July 8, 2002.

3.0 STANDARD OF REVIEW

To approve the amendments to the Land Use Plan, the Commission must find the LUP, as
amended, will be consistent with the policies of Chapter 3 of the Coastal Act. To approve the
amendments to the Implementation Plan (IP), the Commission must find that the IP, as amended,
will conform with and adequately carry out the policies of the LUP, as modified and certified.

4.0 EFFECTIVENESS OF LCP AMENDMENT

Coastal Act Section 30514(a) states that the local government may amend its certified LCP and
implementing ordinances, regulations, and other actions, but until the Commission certifies the
amendment, the amendment shall not take effect. In accordance with Section 13551 of the
Commission regulations, if the Commission certifies the amendment as submitted, the
amendment shall take effect immediately. However, if the Commission certifies the amendment
additional modifications, the local government must subsequently approve the modifications
suggested by the Commission, and the Executive Director in turn must confirm the local
government's approval before the amendment becomes effective.

Additional Information

If you have any questions or need additional information regarding the proposed amendment,
please contact Sarah Borchelt at (415) 904-5260.

PART I: LUP AMENDMENT
1.0 STANDARD OF REVIEW FOR LUP AMENDENT

Section 30514(b) of the Coastal Act states that “[a]ny proposed amendments to a certified local
coastal program shall be submitted to, and processed by, the commission in accordance with the
applicable procedures and time limits specified in Sections 30512 and 30513 [except that no
substantial issue determination is required].”

Sections 30512(c) states that “[tJhe Commission shall certify a land use plan, or any amendments
thereto, if it finds that a land use plan meets the requirements of, and is in conformity with, the
policies of Chapter 3 [of the Coastal Act].” The applicable standard of review for the proposed
LUP amendment is therefore the policies of Chapter 3 of the Coastal Act.

2.0 STAFF RECOMMENDATION FOR LUP AMENDMENT

The staff recommends that the Commission certify the amendment to the LUP for the
County of Marin as submitted.

MOTION:

I move that the Commission certify Land Use Plan Amendment 1-MAJ-02 for the
County of Marin as submitted.
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STAFF RECOMMENDATION TO CERTIFY AS SUBMITTED:

Staff recommends a YES vote. Passage of this motion will result in certification of the land use
plan amendment as submitted and adoption of the following resolution and findings. The motion

to certify as submitted passes only upon an affirmative vote of a majority of the appointed
Commissioners.

RESOLUTION TO CERTIFY LAND USE PLAN AMENDMENT AS SUBMITTED:

The Commission hereby certifies Amendment Land Use Plan 1-MAJ-02 for the
County of Marin as submitted and adopts the findings set forth below on
grounds that the land use plan will meet the requirements of and be in
conformity with the policies of Chapter 3 of the Coastal Act. Certification of
the land use plan complies with the California Environmental Quality Act
because either 1) feasible mitigation measures and/or alternatives have been
incorporated to substantially lessen any significant adverse effects of the plan on
the environment, or 2) there are no further feasible alternatives and mitigation
measures that would substantially lessen any significant adverse impacts on the
environment that will result from certification of the land use plan.

3.0 FINDINGS AND DECLARATIONS TO APPROVE LUP AMENDMENT

The Commission hereby finds and declares:
3.1 LUP Amendment Description

The proposed LUP Amendment involves the addition of Policy 8(b)(5) to the New Development
and Land Use policies of the Unit Il LUP. The proposed policy: (1) defines the land use
designations on the 18.59-acre property, consisting of Assessor’s Parcels 119-240-45, -46, -57,
and 58, in northern Point Reyes Station, Marin County; (2) specifies the kinds, locations, and
intensities of new development allowable on the 18.59-acre property; and (3) requires an overall
site development plan as a prerequisite to the development of the site (Exhibit 4, Proposed New
Development and Land Use Policy 8(b)(5)).

The first section of the policy states:

Development of the 18.59-acre property consisting of Assessor’s Parcels 119-
240-45, -46, -57, and —38 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-
Jamily 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).

¥
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In this section, the proposed policy provides new land use designations for six separate
areas within the 18.59-acre property (A, B, C, D, E, and F as depicted on attached Exhibit
E (see Exhibit 5). The designations listed for areas A-F allow for a variety of uses
including residential commercial, and small-scale agriculture.

The second section of the proposed policy states:

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:

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
Jfor-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.

D. No more than two residential dwelling units may be developed within Area
C.

E. A minimum of 12 public parking spaces shall be provided within Area D.

F. 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.

G. 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.

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.

Subsections A through F of this section specify the kinds and the maximum and minimum
intensities of development allowed in areas A-E. Subsection G requires that future use of the
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property, including all wetlands, be carried out consistent with the Local Coastal Program,
including provisions which mandate a 100-foot minimum buffer as measured landward from the
edge of the wetlands. Lastly, Subsection H prohibits the approval of a coastal development
permit for a subdivision or division of the approximate 18.59-acre area without the agreement of
all affected property owners 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.

3.2 Description of Site and Adjacent Land

The development site described in the proposed policy is an 18.59-acre undeveloped property on
the northeast side of the unincorporated village of Point Reyes Station in Marin County (Exhibit
2, Location Map). The site is a moderately sloped hillside dominated by upland vegetation,
primarily annual Mediterranean grassland. Three plant communities were identified at the site:
seasonal freshwater wetland, grazed Mediterranean grasslands, and ornamental landscape
planting. The site supports five small seasonal wetlands totaling approximately .25 acre (Exhibit
6, Wetland Delineation). An abandoned house, corral, and associated out buildings surrounded
by mature overgrown landscape and agricultural plantings are located on the southern entrance to
the site. A cluster of bishop pines stands along the driveway opposite the house and a windrow
-of Monterey pines on the adjacent West Marin School site line the uphill boundary of the site.
Commodore Webster Drive is planted with a row of Monterey cypress trees bordering the
southeastern edge of the site. At present, the property is used as a grazed pastureland for horses.
Lagunitas Creek, a tributary of Tomales Bay, is located approximately 400 feet from the
southern property boundary (Exhibit 7, Development Site). The development site is primarily
separated from the creek by a line of omamental trees, Commodore Webster Drive, open
grassland, and riparian vegetations along the creek. There is a United States Coast Guard
(USCQG) housing complex located between the creek and the southeast corner of the development
site.

The development site is one block north of A Street (Highway 1), the main downtown street of
Point Reyes Station on Mesa Road. West Commodore Webster Drive borders the site on the
southwest and southeast, respectively, and by vacant land on the east and northeast. Surrounding
land uses include West Marin School (grades 2 through 8) on the north, single-family residences
on the west, commercial establishments of the village on the south and southwest, the USCG
housing complex on the southeast, USCG-vacant land on the east, and vacant land currently
proposed for the Point Reyes Commons senior housing project on the northeast (Exhibit 8,
Adjacent land Uses).

Parcels in the adjacent downtown Point Reyes Station are designated C-RS (Coastal, Residential
Commercial, one to 20 units per acre maximum residential density, 30% to 50% commercial
floor area ratio). Parcels to the west of the development site are designated C-MF-3 (Coastal,
Multi Family, 5-10 units per acre) and C-SF4 (Coastal, Single Family, 1-2 units per acre).
Along Commodore Webster Drive to the southwest and southeast, parcels are designated C-OS
(Coastal, Open Space) (Exhibit 9, Adjacent Zoning).

33 Wetland Protection

Coastal Act Section 30233 provides in relevant part:

-8-
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(a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes
shall be permitted in accordance with other applicable provisions of this division, where
there is no feasible less environmentally damaging alternative, and where feasible
mitigation measures have been provided to minimize adverse environmental effects, and
shall be limited to the following:

(1) New or expanded port, energy, and coastal-dependent industrial facilities, including
commercial fishing facilities

(3) In wetland areas only, entrance channels for new or expanded boating facilities;
and in a degraded wetland, identified by the Department of Fish and Game pursuant to
subdivision (b) of Section 30411, for boating facilities if, in conjunction with such
boating facilities, a substantial portion of the degraded wetland is restored and
maintained as a biologically productive wetland. The size of the wetland area used for
boating facilities, including berthing space, turning basins, necessary navigation
channels, and any necessary support service facilities, shall not exceed 25 percent of
the degraded wetland

(5) Incidental public service purposes, including but not limited to, burying cables and
pipes or inspection of piers and maintenance of existing intake and outfall lines.

(6) Mineral extraction, including sand for restoring beaches, except in environmentally
sensitive areaqs.

(7) Restoration purposes.
(8) Nature study, aquaculture, or similar resource dependent activities.
Coastal Act Section 30240(b) provides:

Development in areas adjacent to environmentally sensitive habitat areas and parks and
recreation areas shall be sited and designed to prevent impacts which would significantly
degrade those areas, and shall be compatible with the continuance of those habitat and
recreation areas.

The site contains .25 acre of seasonal wetlands as identified in the Final EIR for the project
(Exhibit 6,Wetlands Delineation). The seasonal wetlands are located in three distinct areas
within the property site. The first area (approximately 3,003 square feet) is located on the
western portion of the site within Area B . The largest wetland area (a complex of three wetlands
totaling approximately 5,029 square feet) is located in the central portion of the site within
western Area F. A third, smaller wetland (approximately 2,924 square feet) is located centrally
in the eastern portion of the site, also within Area F. Currently, horses graze the area of the
wetlands. Portions of both western and central Area B, as well as Areas C, E, and F are located
within 100 feet of the wetlands (Exhibit 5, Wetland Buffer (Exhibit E)).
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The identified wetlands are located on the 18.59-acre property in Area F and western Area B as
depicted on Exhibit 5. The proposed policy designates both the western and central Area B as C-
MF-2 (Coastal, Multiple-family, one to four units per acre maximum residential density). C-
MF-2 allows various types of land uses; however, the proposed LUP amendment would limit the
allowable uses on both western and central Area B to affordable rental units with a manager’s
unit/community building and would limit the number of units to a maximum of 27 to be
distributed between both central and western Area B. The proposed land use for Area F is C-
OS (Coastal, Open Space). The only allowable zoning under C-OS is Coastal Open Area which
allows as principally permitted uses public parks, playgrounds, recreational areas, truck farming,
gardening, animal grazing, forest preserves, wildlife reserves, equestrian and hiking area, and on
50 acres or more, the conducting of a dairy operation.

Coastal Act Section 30233 prohibits development in wetlands, unless it meets one of the eight
enumerated purposes listed above. Coastal Act Section 30240(b) requires that development in
areas adjacent to environmentally sensitive habitat areas be sited and designed to prevent impacts
which would significantly degrade those areas, and shall be compatible with the continuance of
those habitat areas. Marin County’s Unit IT LUP contains policies that would ensure that any
development on the 18.59-acre property allowed by the proposed policy would be consistent
with Sections 30233 and 30240(b). Consistent with Section 30233, LUP Policy 2, Acceptable
Purposes, of the Diking, Filling, and Dredging Policies, allows development in wetlands for only
seven purposes, which are the following:

1. New or expanded commercial fishing facilities;

2. Maintaining existing, or restoring previously dredged, depths in existing navigational
channels, turning basins, vessel berthing and mooring areas, and boat launching
ramps;

3. Incidental public service purposes, including but not limited to, burying cables and
pipes or inspection of piers and maintenance of existing intake and outfall lines;

4. Mineral extraction, including sand for restoring beaches, except in environmentally
sensitive areas;

5. Restoration purposes;
6. Nature study, aquaculture, or similar resource dependent activities; and

7. In the Esteros Americano and de San Antonio, any alterations shall be limited to
those for the purposes of nature study, restoration, or very minor incidental public
Jacilities.

The uses allowed under the Diking, Filling, and Dredging LUP Policy 2 are the same uses
allowed under Section 30233. Furthermore, Policy 4 of the Natural Resources Polices provides
for the preservation and maintenance of wetlands in the Unit II Coastal Zone as productive
wildlife habitats, recreational open space, and water filtering and storage areas. Policy 4(a)
restates that diking, filling and dredging of wetlands is limited to those purposes listed in the
Diking, Filling, and Dredging Policies of the LUP. It further states that:

-10-
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In conformance with these policies, filling of wetlands for the purposes of single-family
residential development shall not be permitted.

Diking, Filling and Dredging Policy 3 (Conditions and Standards) also specifies:

Diking, filling or dredging may be permitted for the purposes specified above, provided
that the following condition and standards are met:

a. There is no feasible less environmentally damaging alternative.

b. Where feasible mitigation measures have been provided to minimize
adverse environmental effects.

¢. The activated are planned, scheduled, and carried out to avoid significant
disruption to marine and wildlife habitats, fish and bird breeding and
migrations, and water circulation.

d. The need for both initial and maintenance dredging shall be minimize by
careful design and locating of facilities with respect to existing water
depths, water circulation, siltation patters, and by efforts to reduce
controllable sedimentation.

e. In estuaries and wetlands the diking filling, or dredging shall maintain or
enhance the functional capacity of the wetland or estuary.

f. Dike and fill projects in wetlands shall include mitigation measured
specified in Section 30607.1

Together, Diking, Filling, and Dredging Policies 2 (Acceptable Purposes) and 3 (Conditions and
Standards) and Natural Resources Policy 4(a) provide the wetland protection afforded by Section
30233 of the Coastal Act. Any development of the 18.59-acre site would need to be consistent
with these existing Unit II LUP wetland policies, including the requirement that any allowable
filling or dredging only occur if there is no feasible less environmentally damaging alternative.

The currently certified Unit II LUP provides additional protection for wetlands by specifically
limiting the proximity of development sited adjacent to wetlands. Natural Resources Policy 4(d)
protects wetlands from adjacent development consistent with Section 30240(b). Natural
Resources Policy 4(d) mandates a 100-foot minimum buffer as measured landward from the
edge of the wetlands be established along the periphery of all wetlands. The policy also
prohibits development activities and uses within the buffer unless they are for the purposes
allowed under the Diking, Filling, and Dredging LUP Policy 2 or they are resource dependent
activities. Subsection G of the proposed LUP policy provides that any development of the
18.59-acre property must be consistent with this 100-foot wetland buffer requirement.

The proposed New Development and LUP Policy 8(b)(5) allows for a level of development that
could be undertaken consistent with the certified Unit II LUP wetland policies discussed above.
As stated in Section 8.1, the proposed policy allows for the development of a maximum of 27
units between both western and central Area B. First, the proposed policy identifies a maximum
amount of residential development; this maximum amount specifies the upper limit of residential
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development that may occur on the site consistent with all applicable LCP provisions. The
maximum amount is not an entitlement. Second, the EIR for the Point Reyes Affordable Housing
Project examined this level of development for Area B and found that the development of 27
units could be undertaken consistent with the LCP 100-foot wetland buffer requirement. The
buffers, as measured 100 feet from the wetlands, are located in portions of western and central
Area B, Area C, Area E and Area F. The EIR analyzed the intensity and location of
development allowed by the proposed policy under Mitigated Project Alternative Option 2 and
concluded that development can be undertaken without encroaching into the 100-foot buffers
consistent with the wetland fill and buffer policies of the Unit I LUP, and Sections 30233 and
30240(b) of the Coastal Act. '

To further ensure the permanent protection of wetlands on the site, the proposed LUP
amendment would require a 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 of
the 18.59-acre area.

Since the existing Unit II LUP contains adequate wetland protection policies, and because the
proposed policy would require a conservation easement over all wetlands and wetland buffers
before a CDP for a subdivision of the site can be approved, the Commission finds that the
proposed LUP amendment conforms to Sections 30233 and 30240(b) of the Coastal Act.

34 Visitor Serving Commercial Uses

Coastal Act Section 30222 provides:

The use of private lands suitable for visitor-serving commercial recreational
Jacilities designed to enhance public opportunities for coastal recreation shall have
priority over private residential, general industrial, or general commercial
development, but not over agriculture or coastal-dependent industry.

Point Reyes Station is located in West Marin, which is home to the Point Reyes National
Seashore (approximately one mile south of the village) and large sections of the Golden Gate
National Recreation Area. Because of its scenic quality, climate, rural character, recreational
opportunities, and proximity to the San Francisco Bay area, West Marin is a popular tourist
destination. Highway 1 provides the primary north-south access through West Marin, and passes
through the unincorporated village of Point Reyes Station. The project site is in private
ownership. Mesa Road, the southern property border, is one block north of A Street (Highway
1); the thoroughfare of downtown Point Reyes Station.

Coastal Act Section 30222 gives the use of private lands suitable for visitor serving
commercial recreational facilities designed to enhance public opportunities for coastal
recreation priority over prixate residential, general industrial, or general commercial uses.

Subsection F of the proposed LUP policy states:

A minimum of two acres shall be reserved for a future overnight visitor-serving
Jacility, preferably providing lower cost services to the maximum extent feasible,
or an alternative commercial use deemed appropriate by the Coastal Commission
within Area E.
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Subsection F would require that a minimum of two acres of the 18.59-acre site within Area
E be reserved for a future overnight visitor serving facility, or an alternative commercial
use deemed appropriate by the Coastal Commission, and specifies a preference for
providing lower cost facilities to the maximum extent feasible. Area E is an appropriate
location for a visitor serving commercial recreational facility due to its proximity to nearby
national and state parks as well as its adjacency to downtown Point Reyes Station. Visitors
can travel to nearby parks by hiking or by vehicle and walk to all Point Reyes Station
commercial establishments including markets, grocery stores, restaurants and local shops.
Moreover, the Unit II LUP recognizes the suitability and need for overnight
accommodations in the vicinity of Point Reyes Station. Private Recreational and Visitor-
Serving Development Policy 3(c) states that:

Point Reyes Station is recognized as the commercial center of the Unit II coastal
zone because of its available land area, existing commercial services, and location.
The development of additional visitor-serving and commercial facilities in the
community is encouraged, especially the development of overnight
accommodations, of which the town has none.

Given the proximity of Area E to downtown Point Reyes Station, Point Reyes National Seashore,

and Golden Gate National Recreation Area, the Commission finds that the proposed use
designation for Area E would facilitate development of priority visitor serving commercial
recreational uses in this location in conformity to Section 30222 of the Coastal Act.

35 Water Quality and Protection of Environmentally Sensitive Habitat Areas
Coastal Act Section 30231 provides:

The biological productivity and the quality of coastal waters, streams, wetlands,

estuaries, and lakes appropriate to maintain optimum populations of marine organisms
and for the protection of human health shall be maintained and, where feasible, restored
through, among other means, minimizing adverse effects of waste water discharges and

entrainment, controlling runoff, preventing depletion of ground water supplies and

substantial interference with surface water flow, encouraging waste water reclamation,

maintaining natural vegetation buffer areas that protect riparian habitats, and
minimizing alteration of natural streams.

Coastal Act Section 30240(b) provides:

Development in areas adjacent to environmentally sensitive habitat areas and parks and
recreation areas shall be sited and designed to prevent impacts which would significantly
degrade those areas, and shall be compatible with the continuance of those habitat and

recreation areas.

Coastal Act Section 30107.5 provides:

"Environmentally sensitive area"” means any area in which plant or animal life or their
habitats are either rare or especially valuable because of their special nature or role in
an ecosystem and which could be easily disturbed or degraded by human activities and

developments.
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development, while at the same time specifying a maximum limit of 36 residential units and a
future visitor serving use. Consistent with the above-cited Coastal Act policies, the Commission
must evaluate whether the LUP, as amended, would adequately protect the biological
productivity and quality of coastal waters and prevent mgmﬁcant degradation of environmentally
sensitive habitat areas.

The LUP amendment proposes land use designations that allow residential and commercial .

3.5.1 Background information on site conditions and adjacent resources
3.5.1.1 Surface hydrology

The development site is located within the watershed of Lagunitas Creek, which drains into
Tomales Bay approximately three miles downstream of the development site.

The site consists of a broad grassy knoll that slopes gently to the south and west to a lower
terrace that borders Mesa Road-and Commodore Webster Drive on the east side of the Village of
Point Reyes Station. Due to the convex landscape and permeable soils, there are no streams or
other defined drainage channels on the property. The site is approximately 20 feet higher than
Lagunitas Creek. Runoff is readily absorbed into the soils on most of the site. The main
exception to this is localized areas that have been compacted by animals pastured on the site, and
the wetland areas in the center of the site created by shallow clayey soils and seasonal perched
groundwater conditions. Based on the Marin County Soil survey, the soils in the upper portions
of the site are rated as Hydrologic Group D, meaning a relatively high degree of runoff; the soils
in the lower areas of the site are Hydrologic Group B and have a relatively low rate of runoff.
Overall, according to the EIR, the development site soils and vegetation are rated as “good” from .
a hydrologic perspective.

At present, runoff leaves the undeveloped site as overland flow and ultimately collects in three
concentration points along Mesa Road and Commodore Webster Drive (Exhibit 10, Existing
Drainage Regime). The development allowed by the proposed LUP amendment would change
the runoff regime as well as create new impervious surfaces, thus creating additional runoff. As
further discussed below, the EIR prepared for the specific development proposal contemplated
under the proposed LCP amendment studied the impact of development as allowed under the
proposed land use designations and proposed LUP policy on hydrology and water quality.

3.5.1.2 Wastewater disposal

Currently, there are nine sanitary treatment plants in Marin County. However, no treatment
plants serve the village of Point Reyes Station. Point Reyes Station relies on individual sewage
disposal systems in the form of septic systems, cesspools, mound systems, and other methods,
which discharge into the ground. Because of limited space in the commercial downtown area, a
number of combined systems have been established with two or more buildings connected to one
septic system. In several cases adjacent contiguously owned lots are used for leach fields
because the development lot is too small to support a septic system.

Outside the downtown commercial area, development is served by individual sewage systems.

The only exception is the USCG housing complex, which houses approximately 150 people,

where sewage disposal consists of a gravity-fed collection system feeding into three holding .
tanks with a total capacity of 13,000 gallons. Sewage is presently pumped out of the tanks
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several times a week and is hauled to the USCG’s treatment facility at Two Rock in Sonoma
County. In the mid-70s, the USCG attempted to gain support and funding for a community
sewer and wastewater treatment facility that would serve both the USCG housing complex and
the downtown area. North Marin Water District undertook a study and EIR for a joint sewer in
1976. When the community did not approve funding for its share of the project, the USCG
abandoned the proposal. The Martinelli property north of town, where the treatment lagoons for
the proposed sewer system would have been located, has since been acquired by the GGNRA,
and the Giacomini property, where the proposed spray irrigation field was to be, was acquired by
the National Park Service and is now proposed for restoration as a tidal wetland.

As proposed, the LUP policy allows a certain intensity of residential and commercial
development. The EIR prepared for the specific development proposal contemplated under the
proposed LCP amendment included an analysis of the impacts to groundwater, public water
sources, and human health of a wastewater treatment system used to treat 36 residential units, a
future visitor serving use, such as a 20-unit bed and breakfast, and public restrooms. The project
studied by the EIR included 13 separate parcels, 12 of which would need to treat wastewater.
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 for the
northeastern parcel (Area C as depicted on Exhibit 5), 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 buyer would design the fixtures for the
northeastern parcel (Area C), and the fixtures for the future commercial use (Area E as deplcted
on Exhibit 5) would be determined when the facility is designed in the future.

3.5.1.3 Adjacent Coastal Resources

Lagunitas Creek and Tomales Bay

The groundwater from the center portion of the project site flows generally in a southeasterly
direction toward Lagunitas Creek, which at its closest point, is about 400 feet from the southerly
boundary of the development site. Lagunitas Creek provides spawning habitat for Coho salmon
and steelhead; both are federally listed as threatened species. Coho salmon is also state listed as
endangered. In addition, Lagunitas Creek is in the Tomales-Drakes Bay Unit of critical habitat
for Coho salmon and steelhead.

Section 30107.5 of the Coastal Act defines environmentally sensitive habitat areas (ESHA) as those in
which plant or animal life or their habitats are either rare or especially valuable because of their special
nature or role in an ecosystem and which could be easily disturbed or degraded by human activities and
developments. According to Section 30107.5, Lagunitas Creek is defined as ESHA because it supports
habitat for spawning Coho salmon and steelhead populations.

Lagunitas Creek is also an important tributary of Tomales Bay. Tomales Bay is within the Gulf
of the Farallones National Marine Sanctuary, one of four national marine sanctuaries in
California and one of thirteen in the nation. The Sanctuary was designated in 1981 to protect and
manage the 1,255 square miles encompassing the Gulf of the Farallones, Bodega Bay, Tomales
Bay, Drakes Bay, Bolinas Bay, Estero San Antonio, Estero de Americano, Duxbury Reef, and
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Bolinas Lagoon. The Marin LCP emphasizes the importance of Tomales Bay on many levels. It
provides important habitat for birds, marine mammals and over 1,000 species of invertebrates.

In addition, sharks and rays spawn in the bay. The bay also supports a significant aquaculture
industry.

Protecting the water quality and biological productivity of Lagunitas Creek and Tomales Bay is
essential to preserving both the creek and the bay and the coastal resources they support.

North Marin Water District Wells

North Marin Water District (NMWD) operates two water wells approximately 700 feet from the
southeastern boundary of the development site. The wells are each approximately 60 feet deep,
with a 20-foot annular seal and a 40-foot screened section; the casing diameter is 12 inches.
During the wet season (November through April) the NMWD generally uses only one of the
wells (alternately); during the dry season when the water demand increases, both of the wells are
typically operated in tandem.

The wells supply water for a service area of more than 20 square miles in the Point Reyes area,
with annual water production of over 100 million gallons. In 1997, the monthly water usage
ranged from a low of 5.1 million gallons in February to a high of 13.3 million gallons in August.
Prior to distribution, the well water is treated for iron and manganese removal (using potassium
permanganate and green sand filtrations), followed by disinfection with chlorine.

The EIR prepared for the specific development proposal contemplated under the proposed LCP
amendment found that the NMWD wells zone of contribution includes groundwater from the
eastern portion of the Point Reyes Affordable Housing project site. Thus, it is important that any
development on the site be designed in a way that will not contaminate the water quality of the
NMWD wells.

3.5.2 Potential impacts to water quality as identified by the EIR

The EIR prepared for the specific development proposal contemplated under the proposed LCP
amendment identified 10 potential significant water quality impacts related to coastal resources
and public health that would result from a 36 residential units, a future visitor serving use, such
as a 20-unit bed and breakfast, and public restrooms as allowed by the proposed LUP
amendment. The table below outlines the potential impacts.

Table 1
Issue Potential Impacts Mitigation
4.4-2: Compliance | The EIR found that the design for the To comply with Qomty
with County proposed septic tanks does not include the star}dards for s.eptlc tank
standards - septic | MCEHS-required 2-inch vent that must be design, a two-inch vent on
tank vents. placed to the top of each septic tank's baffle | the baffle wall of all septic
wall. Without these vents, the septic tanks shall be constructed by
systems could overflow, creating potential | the applicant.
public health hazards.
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Issue Potential Impacts Mitigation
4.4-3: The EIR found that the proposed The dosing chambers and overflow tanks

for the pressurized systems shall be sized

Potential design for these systems depicts an
overflow of overgf?ow pipe to an emergency storage | [0 accommodate the peak day wastewater
wastewater | tank, but the plan does not specify the generation volume for th? corres?ondmg
treatment size of the dosing chambers or land use to ensure compliance with
system. emergency storage tanks. If the County standards.
dosing chambers or emergency storage ..
tanksgare not properly sized, the septic In add1t1qn:
systems could overflow during a * High water alarms shall be
power outage or pump failure, creating installed in all wastewater
potential public health hazards. pumping systems, in accordance
» - with County standards, to alert
the operator or maintenance staff
of a high level in the pump tank.
¢ All pumping systems shall
include provisions for extended
operation during general power
outages using a portable
emergency generator.
e Scheduled and emergency
maintenance of pressurized
systems shall be performed by a
licensed septic system, pump, or
plumbing contactor, septic system
pumping service, or other
qualified maintenance person as
identified in an Operating permit,
if issued for the system by the
County.
4.4-4: The EIR found that if the septic tanks | To comply with county standards for
Compliance | were not designed to meet MCEHS septic tank design, the project shall
with standards for sizing, Mitigated include septic tank capacity sufficient to
County Alternative Option 2 would not be in | provide 2 days of detention volume for
standards - | compliance with MCEHS standards. all parcels.
septic tank | The project sponsor has not provided
sizing. information regarding proposed septic

tank sizes for Mitigated Alternative
Option 2.
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Issue Potential Impacts Mitigation
4 4-5: The EIR found that if ultra low There are two methods available to ensure

Compliance | flush and very low flow fixtures are | compliance with MCEHS sizing standards

with county | not used for the public restrooms, for the public restroom septic tanks and

standards - the proposed leach field might not | leach field. The project proposed shall

public meet MCEHS Standards for sizing | design the project’s wastewater treatment

restroom and could compromise the system for the public restrooms according

wastewater | effectiveness of the system. to one of the following, Ultra low flush

treatment urinals and very low flow toilets that

system. generate an average of 2 gpd/person or
less shall be used for the public restrooms.
Low flow fixtures that generate an
average of 3.5 gpd/person or less shall be
used, a 2,500-gallon septic tanks shall be
installed, and a 5,040 square-foot
leachfields shall be construction for the
public restrooms. The project sponsor
shall provide documentation to MCEHS
standards for leachfield sizing.

4.5-2: The EIR found that construction- To reduce offsite flood-related impacts

Increased | induced and project-related and to maintain the design capacity of the

offsite contaminants and sediment could | infiltration trenched to the maximum

surface potentially clog the trench media, extent practicable, the following

runoff - reducing the infiltration capacity of | Mifigation measures shall be

overland the trenches. A reduction of implemented:

flows. infiltration capacity would increase

offsite flow rates, potentially
contributing to localized flooding in
offsite downgradient areas.

* To accommodate surface runoff from
the West Marin School, the capacity of
the proposed retention facilities shall
be sized to accommodate any school
runoff.

¢ To proposed a long design life of the
infiltration trenches, surface runoff
shall be filtered prior to reaching the
infiltration trenches to reduce
contaminants and sediments 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
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Issue

Potential Impacts

Mitigation

implementation.

During construction, the following
measures shall be taken to provide
additional protection against the

failures of the infiltration trenches:

1. Adequate protection from siltation
of the trench drains shall be
provided during construction
through the use of best
management practices (BMP).

- 2. Exposed soils shall be revegetated
as soon as possible to prevent
erosion.

3. Excavated surfaces shall be
scarified to promote percolation
upslope of the trenches.

4. The drain rock shall be washed
prior to installation into the
excavations.

5. 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.

4.5-4
Construction-
related water
quality
degradation.

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
construction materials and potential
leaks of fuels or fluids from
construction vehicles or equipment
could contaminate surface or
groundwater.

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
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Issue Potential Impacts Mitigation

Task Force 1993) and can be
recommended by the Association of Bay
Area Govemments 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.

The following measures shall be
implemented in accordance with the LCP:

A. 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. 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 immediately
with approved landscape vegetation.

C. All topsoil removed by grading
operations shall be stockpiled for reuse
onsite and shall be protected from
compaction, wind, and erosion during
stockpiling.
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Issue Potential Impact Mitigation

4.5-6: The EIR found that if ultra-low Mitigation Measure 4.4-5 shall be
Groundwater | flush urinals and very low flow implemented to ensure compliance with
quality toilets are not used for the public MCEHS standards relating to leachfields
degradation | restroom, the proposed leachfield sizes and to ensure proper wastewater
from would not meet MCEHS standards | treatment.

wastewater for sizing and could result in

treatment groundwater quality degradation

systems. from insufficient wastewater

treatment.

4.5-9: Effects

The EIR found that inadequate

Mitigation Measure 4.4-5 shall be

on water treatment of wastewater poses a risk | implemented to ensure proper treatment
quality of of degrading the groundwater of wastewater.
Lagunitas beneath the project site, which could
Creck from | potentially degrade the water quality
groundwater. | 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.
4.5.-12: The EIR found that construction of | Implement Mitigation Measure 4.5-4
Cumulative | the cumulative projects would (Construction Best Management Practices
construction- | expose onsite soils to wind and for Water Quality)
related water | water erosion that could result in
quality sediment being carried into
degradation. | 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.
4.5-14: The EIR found that if the Mitigation Measure 4.4-2, 4.4-3, 4.4-4
Cumulative | wastewater and surface runoff from | and 4.4-5 shall be implemented to ensure
effects on the cumulative projects are not proper treatment of wastewater and
water quality | properly treated, these projects captured surface runoff.
of Lagunitas | could have cumulative impacts on '
Creek. the water quality of Lagunitas

Creek.
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The Commission notes that Marin County Board of Supervisor Resolution No. 2002-27, the
Resolution submitting the proposed LCP amendment to the Commission, submitted the LCP
amendment to the Commission subject to the Conditions of Approval and the Mitigation
Measures adopted for the specific development proposal contemplated under the proposed LCP
amendment (Exhibit 3, LCP Amendment Resolution of Submittal). Accordingly, the county
proposed to further implement the water quality policies of the certified LUP through the site-
specific development standards adopted as conditions of approval and mitigation measure for the
development contemplated by the proposed LCP amendment. Such incorporated development
standards include the above-listed mitigation measures.

353 Adequacy of proposed LUP Policies to protect water quality and environmentally
sensitive habitat areas consistent with Coastal Act Sections 30231 and 30241(b)

3.5.3.1 Wastewater Treatment

Coastal Act Section 30231 requires that the biological productivity and the quality of coastal
waters, streams, wetlands, estuaries, and lakes appropriate to maintain optimum populations of
marine organisms and for the protection of human health be maintained and, where feasible,
restored through, among other means, minimizing adverse effects of waste water discharges and
entrainment, controlling runoff, preventing depletion of groundwater supplies and substantial
interference with surface water flow, encouraging waste water reclamation, maintaining natural
vegetation buffer areas that protect riparian habitats, and minimizing alteration of natural
streams. The development site is approximately 400 feet from Lagunitas Creek. As identified in
Table 1, development on the site at an intensity allowed by the LUP amendment could
contaminate surface and ground water, cause significant adverse impacts on the water quality of
Lagunitas Creek, create public health hazards, and cause localized flooding as a result of
inadequate wastewater and stormwater systems and construction activities, inconsistent with
Section 30231.

In accordance with Coastal Act Section 30231, the Commission must consider the potential
effects, such as those identified in Table 1, of the proposed LUP amendment and development
it would facilitate to water quality. Since the proposed LUP policy and land use designations
would allow for a certain density and intensity of use, the Commission must determine if the
LUP as amended would be consistent with and adequate to carry out the requirements of
Coastal Act Section 30231. Marin County’s certified Unit II LUP contains policies that
would ensure that any development on the 18.59-acre property allowed by the proposed
policy would be consistent with Sections 30231.

The currently certified Unit II LUP contains policies that govern wastewater treatment systems
to prevent impacts to water quality. Some of the key policies include:

Public Services

3. Sewage disposal.

a. On-site sewage disposal. All on-site sewage disposal systems in the coastal
zone shall be evaluated as follows:
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Septic systems. All septic systems shall meet the standards contained in
either the Minimum Guidelines for the Control of Individual Wastewater
Treatment and Disposal Systems adopted by the Regional Water Quality
Board on April 17, 1979 or the County'’s revised septic system code, when
approved by the Regional Board. No waivers shall be granted unless a
public entity has formally assumed responsibility for inspecting,
monitoring, and enforcing the maintenance of the system in accordance
with criteria adopted by the Regional Board, or such waivers have
otherwise been reviewed and approved by the Regional Board. (See
Appendix C)

Expansions or alternations. Where a coastal development permit is
necessary for an enlargement or change in the type or intensity of use of
an existing structure, the existing or enlarged septic system must meet the
Minimum Guidelines of the Regional Water Quality Control Board, or the
County’s revised septic system code as approved by the Regional Board,
before a permit for such enlargement or change can be granted.

Reconstruction of existing systems. A septic system or other sewage
disposal facility which served a residential dwelling damaged or
destroyed by natural disaster may be rebuilt along with the reconstruction
of the dwelling. If the septic system or other facility is substandard, every
effort shall be made to bring it into conformance with County Code.

Alternative systems. The County recommends that provisions be included
in the County code to allow alternative sewage disposal systems to be
utilized. Until such provisions are incorporated into the code and
approved by the Regional Water Quality Control Board however,
alternative systems shall only be permitted where a public entity has
SJormally assumed responsibility for inspecting, monitoring, and enforcing
the maintenance of the systems in accordance with criteria adopted by the
Regional Board

(5) Maintenance. The County supports the establishment of a septic tank

maintenance district(s) in the coastal zone for the purpose of monitoring
and inspecting septic systems there. To provide for inspection of existing
systems not now subject to periodic review under County Code, the
County shall investigate the inspection of a septic system upon resale of
the associated single-family dwelling.

Sewage Disposal Policy 3(a) contained in the certified Unit IT Public Services Section provides
water quality protection by ensuring that on-site sewage disposal systems are adequately
designed and maintained. Sewage Disposal Policy 3(a)(1) requires that all septic systems meet
the standards contained in the Minimum Guidelines for the Control of Individual Wastewater
Treatment and Disposal System adopted by the Regional Water Quality Board on April 17, 1979
or the County’s revised septic system code, when approved by the Regional Board. The
Regional Board first adopted the County’s revised septic system code in 1984. Under both the
certified LCP, and the proposed LUP amendment, any development on this site involving waste
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water disposal would be required to meet the County standards as adopted by the Regional
Board. As listed in the Table 1, potential impacts 1, 2, 3, 4, 7, 8, and 10 identified by the EIR .
prepared for the specific development proposal contemplated under the proposed LCP
amendment would be mitigated if the components of the wastewater systems were designed to
comply with the County’s septic standards. Certified Sewage Disposal Policy 3(a)(1) would
require that this occur before any development could be approved on site. Moreover, Sewage
Disposal Policies 3(a)(2) through 3(a)(5) include provisions that regulate alternative septic
systems, ensure septic system compliance with County standards if an enlargement or change in
the type or intensity of use of an existing structure occurs, and support the establishment of
septic system maintenance districts for the purpose of monitoring and inspecting septic systems
to further ensure water quality protection. Thus, the existing LUP On-site Sewage Disposal
Policies ensure that the proposed LUP amendment, as well as development governed by it, is
consistent with Coastal Act Section 30231.

As discussed in the findings that address the IP portion of the LCP amendment, the County
proposes to further implement these existing policies of the certified LUP concerning wastewater
treatment through site-specific development standards proposed as part of the IP amendment.

In addition, the Public Service and New Development and Land Use policies provide additional
water quality protection by addressing wastewater disposal specifically in the town of Point
Reyes Station. These policies include:

Public Services

3. Sewage disposal.

b. Point Reyes Station and Olema. Due to the potential for cumulative impacts
which exists in these communities from buildout on small lots utilizing septic
systems, the County shall revise zoning densities to reflect sewage disposal

~ constraints. In Point Reyes Station, a minimum lot size of 10,000 square feet shall
be maintained in the area zoned VCR, and a minimum of 20,000 sq ft in the area
zoned A-2:B-2. In Olema, minimum lot sizes 20, 000 sq ft in the area zoned A-
2:B-2.

A study to identify and quantify possible sewage disposal problems and
cumulative impact in Point Reyes Station is recommended. If and when a
community sewer is constructed, hzgher zoning densities may be recognized to
accommodate housing needs.

New Development and Land Use

8. Location and density of new development

b. Point Reyes Station

(3) To address the limitation of on-site sewage disposal, areas zoned VCR for 7,500
square foot lots shall be changed to 10,000 square feet. Areas zoned A-2:B-2 and
R-A:B-2 for 10,000 square foot residential lots shall be changed to R-A:B-3,
permitting 20,000 square foot residential lots. If and when a community sewer is .
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constructed, higher densities may be reconsidered to meet housing needs. The
exceptions are the downtown A-2:B-2 area west of the VCR commercial district
and the parcels east of Highway 1 and south of Lagunitas Creek. The downtown
parcels which are generally bounded by B, C, 2" and 8™ Streets, shall be rezoned
to R-A;B-2, retaining the 10,000 square foot density to provide affordable
housing for the elderly and others who need to be in a flat area within walking
distance to services. The A-2:B-2 parcels south of Lagunitas Creek and east of
Highway 1 shall be rezoned to R-A:B-2.

Both Public Services Policy 3(b) and New Development and Land Use Policy 8(b)(3) address the
limitation of on-site sewage disposal in the Point Reyes Station Community by requiring that
zoning densities in specified zoning districts be revised to reflect minimum lot sizes of 10,000
and 20,000 square feet. The 18.59-acre site, located in Point Reyes Station, is currently zoned a
mixture of Coastal, Village Commercial Residential (C-VCR:B-2) and Coastal, Suburban
Agricultural (C-RA:B-3), which allows for a maximum overall density of 58 units. The LCP
amendment includes proposed land use designations and zoning for Areas A, B, D, and E that do
not require 10,000 and 20,000 minimum lot sizes. As discussed further in the findings that
address the IP portion of the LCP amendment, the IP amendment proposed to rezone the areas of
the 18.59-acre site that will not have 10,000 and 20,000 minimum lot sizes to zoning districts
that do not requires such minimum lot sizes. Instead, the proposed LUP and zoning amendments
would allow development to be clustered in order to maximize open space protection, not to
allow an increased density or intensity of development. Subsection A of the proposed LUP
policy limits the total amount of residential units to 36 and restricts the locations to Areas A, B,
and C. The IP portion of the LCP amendment further limits the development of Area E to a 20-
unit bed and breakfast inn or similar use (to be further discussed in the IP section of this report).
Together, both the LUP and IP as amended limit the total development of the 18.59-acre site to
56 units, two less units than potentially allowed under the current zoning. While the proposed
policy takes a different approach to limiting the density of development on the 18.59-acre site
than Public Services Policy 3(b) and New Development and Land Use Policy 8(b)(3), it achieves
the same goal of limiting the density of development to address the impacts of on-site sewage
disposal in Point Reyes Station. Since the proposed LUP policy and land use designations would
provide for a slight reduction in the intensity of development allowable at the development site
from that currently allowed, the amendment would serve to reduce water quality impacts related
to on-site sewage disposal consistent with Coastal Act Section 30231.

3.5.3.2 Polluted Runoff

The Marin County Unit LUP contains policies which specifically address water quality impacts
related to polluted runoff, which include:

New Development and Land Use

6. Watershed and water quality protection/grading. In order to ensure the long-
term preservation of water quality, protection of visual resources, and the
prevention of hazards to life and prosperity, the following policies shall apply to
all construction and development, including grading and major vegetation
removal, which involve the movement of earth in excess of 150 cubic yards.
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a. Development shall be designed to fit a site’s topography, soils, geology,
hydrology, and any other existing condition and be oriented so that grading,
cut and fill operations, and other site preparation are kept to an absolute
minimum. Natural features, landforms, and native vegetation shall be
preserved to the maximum extent feasible. Areas of a site which are not suited
to development because of known soil, geologic, flood, erosion or other
hazards shall be kept in open space.

b. For necessary grading operations, the smallest practicable area of land shall
be exposed at any one time during development and the length of exposure
shall be kept to the shortest practicable time. The clearing of land shall be
avoided during the winter rainy season and all measures for removing
sediments and stabilizing slopes shall be in place before the beginning of the
rainy season. '

c. Sediment basins (including debris basins, desilting basins, or silt traps) shall
be installed on the project site in conjunction with natural 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.

d. Temporary vegetation, seeding, mulching, or other suitable stabilization
methods shall be used to protect soils which have been exposed during
grading or development. Cut and fill slopes shall be stabilized immediately
with plantings of native species, appropriate non-native plants, or with .
accepted landscaping practices.

e. Where topsoil is removed by grading operation, it shall be stockpiled for
reuse and shall be protected from compacting and wind erosion during
stockpiling.

[ The extent of impervious surfaces shall be minimized to the greatest degree
possible. Provisions shall be made to conduct surface water to storm drains
or suitable watercourses to prevent erosion. Drainage devices shall be
designed to accommodate increased runoff resulting from modified soil and
surface conditions as a result of development. Grassed waterways are
preferred to concrete storm drains, where feasible for runoff conveyance.
Water runoff beyond natural levels shall be retained on site whenever possible
to facilitate groundwater recharge.

The Watershed and Water Quality Protection/Grading Polices of the certified Unit II New
Development and Land Use Section provide water quality protection by ensuring that any
proposed development addresses water quality impacts related to grading, major vegetation
removal, impervious surfaces, stormwater runoff and treatment, and construction activities
through appropriate Best Management Practices (BMPs). Pursuant to the above-sited, currently
certified Watershed and Water Quality Protection/Grading Policies, development of the project
site must be undertaken in a manner that ensures the long-term preservation of water quality. As
such, development governed by the certified LCP, as well as the LUP as it is proposed to be
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amended, must include adequate stormwater treatment systems and construction and post-
construction related BMPs.

Taken together, the existing Public Service Septic Systems Policies, the New Development Land
Use Location and Density of New Development Policies, and the Watershed and Water Quality
Protection/Grading Polices ensure that the proposed LUP amendment, as well as development
governed by it, is consistent with the requirements of Coastal Act Section 30231. In addition, as
discussed in the findings for approval of the proposed IP amendment, the County submitted the
LCP amendment to the Commission subject to the Conditions of Approval and the Mitigation
Measures adopted for the specific development proposal contemplated under the proposed LCP
amendment (Exhibit 3, LCP Amendment Resolution of Submittal). Accordingly, the County
proposes to further implement the policies of the certified LUP through water quality site-
specific development standards, which are incorporated into the proposed IP amendment.
Therefore, the Commission finds that the proposed LUP amendment as submitted, is consistent
with the requirements of Coastal Act Section 30231.

3.5.3.3 Environmentally Sensitive Habitat Areas

The proposed LUP amendment would not facilitate development within an environmentally
sensitive habitat area inconsistent with the provisions of section 30240(a). In addition to the
limitations of Section 30240 of the Coastal Act which are reiterated in LUP Natural Resources
Policy 5(b), Coastal Act Section 30240(b) requires that development in areas adjacent to
environmentally sensitive habitat areas (ESHA) be sited and designed to prevent impacts which
would significantly degrade those areas, and shall be compatible with the continuance of those
habitat areas. In accordance with Coastal Act Section 30240(b), the Commission must determine
whether the existing LUP policies together with the proposed amendment would prevent impacts
that would significantly degrade the adjacent sensitive habitat area, Lagunitas Creek, and would
be compatible with the continuance of that habitat area.

The Unit IT LUP contains policies that provide specific water quality protection for. streams
which include:

Natural Resources

3. Streams and riparian habitats. The policies contained in this section shall apply
to all streams in the Unit Il coastal zone, perennial or intermittent, which are
mapped by the United States Geological survey (U.S.G.S) on the 7.5 minute
quadrangle series.

c. Stream Buffers. Buffers to protect streams from the impacts of adjacent uses
shall be established for each stream in Unit II. The stream buffer shall be
established for each stream in Unit II. The stream buffer shall include the
area covered by riparian vegetation on both sides of the stream and the area
50 feet landward from the edge of the riparian vegetation. In no case shall
the stream buffer be less than 100 feet in width, on either side of the stream,
as measured from the top of the stream banks.

d. Development in Stream Buffers. No Construction, alternation of land forms
or vegetation removal shall be permitted within such riparian protection area.
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Additionally such project applications shall identify a stream buffer area
which shall extend a minimum of 50 feet from the outer edge of riparian .
vegetation, but in no case less than 100 feet from the banks of a stream.
Development shall not be located within this stream buffer area. When a
parcels is located within a stream buffer area; design review shall be required
to identify and implement the mitigation measures necessary to protect water
quality, riparian vegetation and the rate and volume of stream flows. The
design process shall also address the impacts of erosion and runoff, and
provide for restoration of disturbed areas by replacement landscaping with
plant species naturally found on the site. Where a finding based upon factual
evidence is made that development outside a riparian protection or stream
buffer area would be more environmentally damaging to the riparian habitat
than development within the riparian protection or stream buffer area,
development of principally permitted uses may occur within such areas
subject to design review and appropriate mitigation measures.

Consistent with Section 30240(b) certified, LUP Policy 5(b), Other Environmentally Sensitive
Habitats, requires that development be sited in a way to minimize impacts on ESHA areas.
LUP Policy 5(b) states:

Other sensitive habitats include habits of rare or endangered species and unique plant
communities. Development in such areas may only be permitted when it depends upon the
resources of the habitat area. Development adjacent to such areas shall be set back a sufficient
distance to minimize impacts on the habitat area. Public access to sensitive habitat areas,
including the timing, intensity, and location of such access, shall be controlled to minimize
disturbance to wildlife. Fences, roads, and structures which significantly inhibit wildlife
movement, especially access to water shall be avoided. [emphasis added]

In conformity with Section 30240(b), LUP Policy 5(b) requires that development adjacent to sensitive
habitat be setback a sufficient distance to minimize impacts on the habitat area. Lagunitas Creek, as
discussed in Section 3.5.1.3, is defined as an ESHA. As such, any development governed by the
certified LCP, as well as the LUP as it is proposed to be amended, would be required by LUP Policy
5(b) to be sited in such a way that water quality impacts that would significantly degrade the habitat
qualities of the creek would be prevented. Accordingly, any wastewater disposal system proposed for
the site must be located a sufficient distance from the creek to prevent significant water quality impacts,
even if the required distance exceeds the 100-foot riparian buffer distance provided by the above-cited
LUP buffer policy.

Together, the Other Environmentally Sensitive Habitats Policy and the Stream and Riparian
Buffers (c) and (d) ensure that any development on site would be located at a sufficient distance
away from Lagunitas Creek to prevent water quality impacts that would significantly degrade the
creek and would be compatible with the continuance of the habitat values of creek. Thus, the
above cited ESHA and stream buffer policies of the existing Marin County Unit II LUP ensure

- that the proposed LUP amendment, as well as development governed by it, is consistent with
Coastal Act Section 30240(b). Therefore, the Commission finds that the proposed LUP
amendment, as submitted, is consistent with the requirements of Coastal Act Section 30240(b).
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3.6 Infrastructure and Proximity to Existing Developed Areas

Coastal Act Section 30250(a) provides:

New residential, commercial, or industrial development, except as otherwise provided in this
division, shall be located within, contiguous with, or in close 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 not have significant adverse effects, either
individually or cumulatively, on coastal resources. In addition, land divisions, other than leases
for agricultural uses, outside existing developed areas shall be permitted only where 50 percent of
the usable parcels in the area have been developed and the created parcels would be no smaller
than the average size of surrounding parcels.

Coastal Act Section 30252 provides:

The location and amount of new development should maintain and enhance public access
to the coast by (1) facilitating the provision or extension of transit service, (2) providing
commercial facilities within or adjoining residential development or in other areas that
will minimize the use of coastal access roads, (3) providing nonautomobile circulation
within the development, (4) providing adequate parking facilities or providing substitute
means of serving the development with public transportation, (5) assuring the potential
for public transit for high intensity uses such as high-rise office buildings, and by (6)
assuring that the recreational needs of new residents will not overload nearby coastal
recreation areas by correlating the amount of development with local park acquisition
and development plans with the provision of onsite recreational facilities to serve the new
development.

The project site is located on the northern side of the already developed town of Point Reyes
Station. New development on the affected property would be adjacent to this already developed
part of the town, and would serve to concentrate development. Development of the site with a
mixed-use commercial/residential project would constitute infill development consistent with
adjoining uses.

3.6.1 Water Service

Northern Marin Water District NMWD) provides water service in the area. NMWD serves
Point Reyes, Olema, Bear Valley, Inverness Park, Paradise Ranch Estates and Point Reyes
Station and would serve development on the 18.59-acre property. NMWD has determined that
it has adequate water service available to serve the development of the site with 36 residential
units and a future visitor serving use, such as a 20-guest room bed-and-breakfast inn as proposed
by the LCP amendment. The increase in demand would not exceed the capacity of the water
supply system nor impair NMWD’s ability to provide water service to its service area. The EIR
for the Point Reyes Affordable Homes Project evaluated the impact of cumulative development,
including three reasonably foreseeable future projects expected to contribute to cumulate water
supply impacts: (1) the Point Reyes Commons project; (2) the Olema Ranch Campground
expansion; and (3) the Seashore Lodge in Olema. According to this analysis demand for water
supply services in the NMWD service area is expected to increase by an additional 74 acre-feet
per year (afy) once the future projects are completed. The total water capacity of NMWD is 807
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to 968 afy and the existing demand is 300 afy. Thus, the calculated cumulative increase would
not exceed the total capacity of NMWD water supply and would leave substantial available
capacity for future growth.

The EIR prepared for the specific development proposal contemplated under the proposed LCP
Amendment also evaluated the necessary fire flow required by the Marin County Fire
Department to serve the maximum development allowed by the proposed policy. The project
needs 1,500 gallons per minute (gpm) at a residual pressure of 20 pounds per square inch (psi) to
ensure sufficient water capacity in case of a fire emergency. NMWD has determined that the
existing six-inch diameter pipeline serving the area is inadequate to provide the required fire
flow to the level of development allowed by the proposed policy, and that either a new 8-inch
line or 12-inch line must be installed adjacent to and in replacement of the existing 6-inch line
from Point Reyes-Petaluma road to the Williams Street right-of-way where it will terminate.
Any future project on this site would require an internal water main that would connect to the
new line at this point.

Coastal Act Section 30250(a) requires that new development be located within, contiguous with,
or in close proximity to, existing developed areas able to accommodate it. Marin County’s
certified Unit II LUP contains policies that would ensure that any development on the 18.59-acre
property allowed by the proposed policy would provide adequate fire protection. LUP Policy
2(f), Fire Protection, of the Public Services Policies requires that:

All proposed building permits and land divisions shall be reviewed by the County Fire
Chief or other appropriate fire protection agency prior to the issuance of a coastal
development permit so that additional requirements for fire protection, including water
storage facilities, sprinkler systems, or fire hydrants, may be added as necessary.

According to the LUP Fire Protection Policy, any development on this site would have to be
reviewed by the County Fire Chief for adequate fire protection prior to issuance of a Coastal
Development Permit. The proposed LUP amendment would not change this requirement. To be
found consistent with Public Services Policy 2(f), as discussed above, the level of development
allowed by the proposed LUP amendment would require the installation of a larger pipeline to
provide sufficient fire flow to the site. Thus, under both the certified LCP, and the proposed
LUP amendment, Public Services Policy 2(f) ensures that development would not be allowed to
occur without providing sufficient fire protection, consistent with 30250(a). With the installation
of a new line of either 8 or 12 inches, sufficient fire flow for the maximum development
potentially allowed under the proposed LUP amendment would be supplied to the site, consistent
with LUP Public Service Policy 2(f) and Section 30250(a) of the Coastal Act.

3.6.2 Waste Water Treatment

As discussed in Section 3.5.1.2, there are no treatment plants that serve the village of Point
Reyes Station. Thus, Point Reyes Station relies on individual sewage disposal systems in the
form of septic systems, cesspools, mound systems, and other methods, which discharge into the
ground. As proposed, the LUP amendment would allow an intensity of residential and
commercial development that would generate a certain amount of wastewater that would need to
be disposed of, as well as treated. Since there is no treatment plant, any development on the site
would need to be served by individual wastewater treatment and disposal systems.
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Coastal Act Section 30250(a) requires that new development be located within, contiguous with,
or in close proximity to, existing developed areas able to accommodate it. Marin County’s
certified Unit II LUP contains policies that would ensure that any development on the 18.59-acre
property allowed by the proposed LUP amendment would be served by adequate wastewater
disposal infrastructure. Certified LUP General Policy 1 of the Public Services Policies requires
that:

Prior to the issuance of a coastal development permit, the County shall make the finding
based on the information provided by environmental documents, staff analysis, and the
applicant that adequate public services and resource (i.e. water supply, sewage disposal,
and road access and capacity) are available to serve the proposed development. Lack of
available services or resources shall be grounds for denial of the project or for a
reduction in the density otherwise indicated in the land use plan.

To be found consistent with General Policy 1 of the Public Services Policies, before a coastal
development permit can be issued for any development of the 18.59-acre site, including
development which would be allowed by the proposed LUP amendment, the approving authority
must ensure that there is adequate infrastructure to serve the development. As discussed above,
the lack of a sewage treatment plant necessitates the use of individual wastewater treatment and
disposal systems for development in Point Reyes Station area. Under both the certified LCP and
the proposed LUP amendment, General Policy 1 of the Public Services Policies ensures that
development would not be allowed to occur without providing sufficient wastewater disposal and
treatment facilities. Thus, the Commission finds that LUP General Public Services Policy 1
ensures that the proposed LUP amendment, as well as development governed by it, is served by
adequate infrastructure consistent with Section 30250(a) of the Coastal Act.

3.6.3 Traffic

The development site is bordered by Mesa Road on the southwest, Commodore Webster Drive
on the southeast and West Marin School along the north side. Highway 1 provides regional
access to the development site. Both Mesa Road and Highway 1, the major north-south roadway
serving Point Reyes Station, provide local access to the development site. Highway 1 is the only
major regional highway located in the vicinity of the development site. Outside of the immediate
Point Reyes Station area, it is a two-lane, north-south trending roadway with an annual average
daily traffic (AADT) volume of 6,100 vehicles south and 2,300 vehicles north of the Point
Reyes/Petaluma Road intersection. Sir Francis Drake Boulevard and Point Reyes-Petaluma road
are regional roadways located in the vicinity of the development site.

The EIR prepared for the specific development proposal contemplated under the proposed LCP
amendment included an evaluation of the individual and cumulative impacts of 36 residential
units and a future visitor serving use on the development site. In August 2000, vehicle-turning
movement counts were conducted at five unsignalized study intersections in the vicinity of the
development site and the Level of Service (LOS)' was calculated at each intersection for a.m.,

! Traffic analysis is commonly undertaken using the level of service rating method. The level of service rating is a
qualitative description of the operational conditions along roadways and within intersections. Level of service is
reported using an A through F letter system to describe travel delay and congestion. Level of service (LOS) A
indicates free-flowing conditions. LOS E indicates the maximum capacity condition with significant congestion and
delays. A LOS F rating indicates traffic that exceeds operational capacity with unacceptable delays and congestion.

-31-



County of Marin Coastal Program Amendment 1-MAJ-02
(County of Marin)

p.m., and weekend mid-day peak hours. All intersections operated at either an LOS A, which
represents an average total delay of less than or equal to five seconds per vehicle or an LOS B,
which represents an average total delay of greater than five but less than or equal to ten seconds
per vehicle. The EIR considered an unacceptable intersection level of service to be LOS D,
which results in an average total delay of 20 to less than or equal to 30 seconds per vehicle.’

No signalized intersections are located in the vicinity of Point Reyes Station. The maximum
level of development potentially allowed under the proposed LUP amendment would generate an
estimated 510 daily trips, 38 a.m., 49 p.m. peak hour trips, and 48 weekend mid-day peak hour
trips to and from the development site. The maximum potential allowable intensity of
development would increase traffic volumes at unsignalized intersections in the project vicinity,
but would not substantially increase delay. In most cases, the potential increase in delay is not
discernable. The maximum increase of delay resulting from the maximum potential increase in
traffic would be 1.8 seconds (at Highway 1/Sir Francis Drake Boulevard during the weekend
peak hour). However, the LOS would not degrade at any of the study intersections compared to
existing conditions. Thus, the intersection LOS would remain at acceptable Levels of Service
during a.m., p.m., and weekend peak hours.

The EIR prepared for the specific development proposal contemplated under the proposed LCP
Amendment also evaluated the cumulative impact of the maximum potentially allowable density
proposed by Policy 8(b)(5) together with other anticipated future development and found that the
intersection of Highway 1 and Point Reyes-Petaluma Road, which currently operates at LOS A
during a.m. peak hours and LOS B during the p.m. and weekend mid-day peak hour, would be
degraded to LOS B and LOS C respectively (LOS C represents an average total delay of more
than ten but less than or equal to 20 seconds per vehicle). This cumulative traffic level is not
considered a significant impact because it does not fall bellow LOS D, and therefore, does not
present an inconsistency with 30250(a).

The EIR did identify one problem related to road infrastructure. The maximum level of
development potentially allowed under the proposed LUP amendment would require access
roads. The EIR evaluated the intersections of two potential access roads with existing roadways;
one the westemn portion of the site known as Williams Street and one on the southern portion of
the site identified as Papermill Creck Road. Buildings on the southwest corner of the proposed
Mesa Road/Papermill Creek Road intersection would not allow 150-foot stopping distances at
this intersection. Southeastbound vehicles entering Papermill Creek Road from Mesa Road
would not have adequate visibility to make safe turning decisions and drivers may not consider
looking for northbound Mesa road traffic before proceeding through the intersection. This would
increase the risk of accidents at the Mesa Road/Papermill Creek Road intersection, and would be
inconsistent with Section 30250(a) because sufficient road infrastructure would not exist to serve
development of the site consistent with traffic safety standards. However, Marin County’s
certified Unit II LUP contains policies that would ensure that any development on the 18.59-acre

? Appendix N of the Marin County Environmental Review Guidelines, adopted in 1994, provides guidelines for
assessing the significance of project impacts (Marin County 1994(b)). Based on CEQA guidelines, the Marin
County Environmental Review Guidelines, and the Marin County Congestion Management Program, a project is
considered to have significant transportation and circulation impacts if it would result in an unacceptable (below
LOS D) intersection level of Service.
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property allowed by the proposed LUP amendment would be served by adequate infrastructure.
LUP General Policy 1 of the Public Services Policies requires that:

Prior to the issuance of a coastal development permit, the County shall make the finding
based on the information provided by environmental documents, staff analysis, and the
applicant that adequate public services and resource (i.e. water supply, sewage disposal,
and road access and capacity) are available to serve the proposed development. Lack of
available services or resources shall be grounds for denial of the project or for a
reduction in the density otherwise indicated in the land use plan.

To be found consistent with General Policy 1 of the Public Services Policies, before a coastal
development permit can be issued for any development of the 18.59-acre site, including
development which would be allowed by the proposed LUP amendment, the approving authority
must ensure that there is adequate infrastructure to serve the development. In addition, pursuant
to this policy, the IP portion of the proposed LCP amendment requires a stop sign to be erected
at the Mesa Road/Papermill Creek Road intersection to stop northbound traffic to mitigate the
impact related to the inadequate visibility and stopping distant provided by the proposed Mesa
Road/Papermill Creek Road intersection. Thus, the Commission finds that LUP General Public
Services Policy 1 requires that development of the 18.59-acre site is served by adequate
infrastructure consistent with Section 30250(a) of the Coastal Act.

Section 30252 of the Coastal Act requires that new development maintain and enhance public
access to the coast. Highway 1, which is one block west and south of the project site, is one of
the primary access roads to Point Reyes National Seashore and Tomales Bay. In the d18.59-acre
site vicinity, Highway 1, from Sir Francis Drake Boulevard to Point Reyes Station, is part of the
Congestion Management Program’s (CMP) designated roadway network. The most recent
Congestion Management Agency (CMA) survey reported that the roadway operated at an
acceptable LOS B, in both directions, northbound and southbound, during the p.m. peak hours.
If the maximum level of development potentially allowed by the LUP amendment were to
degrade Highway 1’s LOS in this area or the LOS at the Highway 1 intersections associated with
the development site, public access to the coast would be impacted. However, the level of
development potentially allowed by the LUP amendment would only generate 49 p.m. peak hour
trips, and would not cause any service level changes in the LOS of Highway 1. Furthermore, as
discussed above, the certified Unit II LUP contains policies to ensure that any development on
this 18.59-acre site would not significantly impact road access and capacity. Consistent with
these policies, the maximum level of development potentially allowed by the proposed LUP
amendment would not significantly degrade the LOS at associated intersections or the Highway
1 roadway. Thus, under both the certified LCP, and the proposed LUP amendment, public
access to the coast would be maintained consistent with LUP Public Services Policy 1 and
Coastal Act Section 30252.

1 3.64 Parking

The availability of on street parking in downtown Point Reyes Station has historically been a
subject of community concern. On-street parking represents a large share of the downtown
parking facilities. Marin County Unit II LUP states:
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...the community plan recognizes that Point Reyes Station has been targeted for visitor
oriented commercial development and accepts this responsibility. Additional commercial
development is encouraged through infilling, although two problems are noted with this
approach: lack of adequate parking facilities ...

The LUP recommends additional off-street parking to address this problem. If adequate parking
facilities are not available for the maximum level of development potentially allowed by the
proposed LUP amendment for the 18.59-acre site, which is adjacent to downtown Point Reyes
Station, a 36 residential unit development could have an adverse impact on the on-street parking,
inconsistent with Section 30250(a).

County Code Section 24.04.340 specifies development standards for parking. Minimum off-
street parking spaces for multiple-family residential units require 1.5 resident parking spaces per
one-bedroom unit, 2.0 spaces per two-bedroom unit, and 2.5 spaces per three or more bedrooms.
In addition, one guest space must be provided for every five multiple-family dwelling units. For
detached single-family dwelling, two residential parking spaces and two guests parking spaced
per unit are required. For one-bedroom second units, one resident parking space is required, and
no guest parking is required. Section 24.04.340 is not included as part of the LCP; however, as
cited above, LUP General Policy 1 of the Public Services Polices requires that adequate public
services and resources be available to serve approved development. If future development of the
site does not provide sufficient on-site parking, it could not be found consistent with General
Policy 1 of the LUP and receive approval for a coastal development permit.

The EIR prepared for the specific development proposal contemplated under the proposed LCP
Amendment includes in its analysis impacts to on-street parking. The EIR concluded that there
is enough space to provide for a total of 70 residential parking spaces and 36 guest parking
spaces for a total of 106 residential parking spaces on the 18.59-acre development site (County
Code Section 24.04.340 requires 105 parking spaces for 36 residential units, equal to that
allowed by the proposed LUP amendment). Pursuant to certified LUP General Policy 1, future
residential development on the site would be required to provide adequate on-site parking, such
that on-street parking in Point Reyes Station would not be affected. Furthermore, the proposed
LUP amendment requires that a minimum of 12 public parking spaces be developed in Area D,
thereby reducing the existing on-street parking demands within Point Reyes Station.

The EIR prepared for the specific development proposal contemplated under the proposed LCP
Amendment did not assess the adequacy of visitor serving commercial parking for Area E
because the planning for the specific development has yet to occur. However, because LUP
General Policy 1 of the Public Services Polices requires that adequate public services and
resources be available to serve any proposed development, any permitted future development of
Area E must provide adequate parking (Zoning Code Section 24.04.340 requires one parking
space per guest room and one per shift employee) to maintain and enhance pubic access to the
coast in accord with Coastal Act Section 30252. The Commission therefore finds that the
affected property is located within an existing developed area that adequate public services exist
to serve the types and intensities of uses provided by the proposed LUP amendment that the
proposed LUP amendment, as well as development governed by it, conforms to Section 30250(a)
of the Coastal Act.
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3.7 Visual Resources
Coastal Act Section 30251 provides:

The scenic and visual qualities 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 coastal areas, to minimize the alteration
of natural land forms, to be visually compatible with the character of surrounding areas,
and, where feasible, to restore and enhance visual quality in visually degraded areas.
New development in highly scenic areas such as those designated in the California
Coastline Preservation and Recreation Plan prepared by the Department of Parks and
Recreation and by local government shall be subordinate to the character of its setting.

Coastal Act Section 30253(5) provides:

Where appropriate, protect special communities and neighborhoods which, because of
their unique characteristics, are popular visitor destination points for recreational uses.

Point Reyes Station is encircled by the opens spaces of the Point Reyes National Seashore and
the Golden Gate National Recreation Area, pastures, and farmland. Point Reyes Station is sited
on a gentle slope that affords expansive distant views of forested hills along Tomales Bay toward
the south and west, as well as views of West Marin’s rolling grassy hills to the north and the east.
The buildings of the town, while densest in the commercial area, typically have open yards and
vacant land between them. In addition, building heights are relatively low. Consequently, views
are available between, around, and over lower buildings in many parts of the village.

The 18.59-acre site is located generally north of the central part of the village on a gently rolling
hillside that slopes downward to Mesa Road. The majority of the site is located approximately
10 to 15 feet above street level. It is vegetated by various grasses with blackberry shrubs along
the northwestern site boundary and Monterey pines along the northeastern site boundary (Exhibit
7, Development Site). The 18.59-acre site is not located between the first public road and the
sea, but is located near Point Reyes National Seashore, an area of high scenic value and partially
in the Point Reyes Station Historic Area.

Close range views from the 18.59-acre site are characterized by commercial buildings,
residences, and ornamental landscaping, while distant views from the site are characterized by
grassy and forested mountains, hillsides, and ridgelines. Residences along Highway 1 to the
west of the property block coastal views from the site.

“Distant and close range views of the 18.59-acre site are available from various locations within
the village of Point Reyes Station, and from distant hills, ridges, and mountains surrounding the
village. The tall windrow of Monterey pines blocks distant views from the north, thus views of
the 18.59-acre site are primarily available from the west, south, and east from trails in Point
Reyes National Seashore and area residences. However, because the 18.59-acre site is relatively
small, it is indistinct in the overall landscape when viewed from a great distance.

Local topography, the windrow of Monterey pine, existing residences and the row of Monterey
Cypress screen or partially screen close range views of the site from the north, west and
southeast. Close range views from Mesa Road immediately to the south are relatively
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unobstructed. The 18.59-acre site can be seen from various locations within the village core, a
bit farther to the south through the view corridors between the buildings. The broadest close
range views of the site from Highway 1 are available through the view corridor provided by the
undeveloped Williams Street right-of way.

The proposed LUP amendment would provide land use designations for this site that allow for
multiple and single-family residential development and commercial development, which may
potentially impact visual resources. The amendment would further specify the locations and
maximum intensities of residential development for the site, which include a total of 36
residential units clustered in the northwest and southeast corners of the site (seven units in Area
A, 27 units in Area B and two units in Area C) and the location of a future over-night visitor
serving facility in the southern portion of the site. The proposed LUP amendment also reserves
Area F, the central portion of the site, as open space.

Coastal Act Section 30251 requires that development be sited and designed to protect views to
and along the ocean and scenic coastal areas and that it be visually compatible with the character
of surrounding areas, and, where feasible, to restore and enhance visual quality in visually
degraded areas. Marin County’s certified Unit II LUP contains policies that would ensure that
any development on the 18.59-acre property allowed by the proposed policy would be consistent
with Section 30251. Consistent with Section 30251, LUP Policy 3, Visual Resources, of the
New Development and Land Use Policies, requires that:

a. The height, scale and design of new structures shall be compatible with the character
of the surrounding natural or built environment. Structures shall be designed to
follow the natural contours of the landscape and sited so as not to obstruct significant
views as seen from public viewing places.

b. Development shall be screened with appropriate landscaping; however, such
landscaping shall not, when mature, interfere with public views to and along the
coast. The use of native plant material is encouraged.

c. Signs shall be of a size, location, and appearance so as not to detract from scenic
areas or views from public roads and other viewing points and shall conform to the
County’s sign ordinance.

d. Distribution utility lines shall be placed underground in new development to protect
scenic resources except where the cost of undergrounding would be so high as to
deny service.

The LUP Visual Resource Policies provide the same level of visual protection afforded by
Section 30251, as well as additional provisions for signage, utility lines and landscaping. Under
both the certified LCP and the proposed LUP amendment, any development of the 18.59-acre
site must conform to all of the policies of the County’s certified LCP, including any visual
resource policies, and the applicable zoning.

The proposed New Development and LUP Policy 8(b)(5) allows for a maximum level of
potentially allowable development that could be undertaken consistent with the Unit II LUP
visual resource policies discussed above. The Final EIR for the Point Reyes Affordable Housing
Project contemplated by the proposed LCP amendment includes an analysis of the visual impacts

]
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of the maximum level development potentially allowed under the proposed LCP amendment. In
its analysis, the FEIR assessed the visual impact from three-offsite locations: (1) southeast of the
development site along Commodore Webster Drive; (2) south of the project from 2" street in the
village; and (3) west of the site from Highway 1 through visual simulations (Exhibit 11, Visual
Simulations).

Residential units allowed in Area C would be visible from the first vantage point. However, the
maximum level of potentially allowable residential development in Area C will be limited by the
above-referenced Visual Resource Policy 3 so as to ensure that any allowable development
would not greatly impact views from Commodore Webster Drive. From the second vantage
point, the view corridor would include views of the future visitor serving use (Area E) and open
space (Area F). Although the visual simulations did not include the future visitor serving use,
the existing LUP Visual Resource Policy 3(a), as discussed above, would require that any
development in this area be compatible with the existing village development, which would
maintain the scenic quality of the surrounding area. From the third vantage point along Highway
1 on the Williams Street right-of-way, views of vacant land, distant valleys, and the surrounding
mountains, would be impacted by any residential units allowed in Area A. However, this view
corridor represents a small gap among existing residential development. Motorists, bicyclists,
and pedestrians along Highway 1 pass the site in a matter of a few seconds; thus, the change in
the availability of this view to the public would not be significant. Furthermore, the maximum
density potentially allowed under the proposed LUP amendment (approximately 2 units per acre)
is consistent with or less than surrounding areas and considerable open space is retained, thus,
the quality of views looking toward and across the development site would not be substantially
diminished.

In addition, the C-OS (Coastal, Open Space) and C-MF-2 (Coastal, Multiple-family) land use
designations proposed by the LUP amendment for areas of the site would allow clustered
development and open space preservation. These two land uses designations facilitate the
protection of view corridors by grouping development in certain areas and maintaining large
open areas, and thus, minimizing the total visual impact. As such, the proposed LUP amendment
would preserve scenic quality and minimize the visual impact of development on the site

While the development of 36 residential units and a future visitor serving use on the
development site would increase the degree of view obstruction from some offsite locations, the
exiting LUP visual resource polices, the clustering allowed by the CMF-2 land use designation,
and the open space protection afforded by the C-OS land use designation, would substantially
preserves view corridors across and through the site, consistent with Section 30251 of the
Coastal Act.

The certified Unit II LCP considers Point Reyes Station an historic area. The western portion of
the development site, which includes Areas A, D, E, and half of Area F, is located within the
Point Reyes Station Historic Area, as delineated in the Marin County Local Coastal Program,
Unit II. Section 30253(5) protects special communities and neighborhoods, which, because of
their unique characteristics, are popular visitor destination points for recreational uses. The Point
Reyes Station Historic Area is potentially eligible to be a National Historic Area. Consistent
with Section 30253(5), Marin County LUP Policy 1(a)(1), Historic Resources, of the New
Development and Land Use Policies, states that:
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“Historic areas” shall be established in Tomales, Marshall, Point Reyes Station, Olema
and Inverness. The boundaries of these areas 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.

The certified LUP Historic Resources Policy 1(a)(1) provides protection for the special

- community of Point Reyes Station, consistent with 30253(5). Thus, any development in areas A,
D, E, and half of Area F would need to be consistent with existing LUP Policy Historic Resource
1(a)(1), which requires that all new construction in the delineated historic areas, conform in
scale, design, materials, and texture with the surrounding community character.

The above-cited visual and historic resource protection policies of the existing Marin County
certified Unit II LUP require the same level of protection as Sections 30251 and 30253(5) of the
Coastal Act and ensure that the proposed LUP amendment, as well as development governed by
it, is consistent with the requirements of Coastal Act Sections 30251 and 30253(5). As discussed
above, development of the 18.59-acre site under the proposed land use designations and LUP
amendment will be limited by these existing LUP policies so as to ensure that any potentially
allowable development is consistent with the requirements of 30253(5) and 30251. Therefore,
the Commission finds that the proposed LUP amendment as submitted is consistent with the
requirements of Coastal Act Sections 30251 and 30253(5).

3.8 Public Access to the Coast
Coastal Act Section 30252 provides in relevant part:

The location and amount of new development should maintain and enhance public access
to the coast by (1) facilitating the provision or extension of transit service, (2) providing
commercial facilities within or adjoining residential development or in other areas that
will minimize the use of coastal access roads, (3) providing nonautomobile circulation
within the development, (4) providing adequate parking facilities or providing substitute
means of serving the development with public transportation, (5) assuring the potential
for public transit for high intensity uses such as high-rise office buildings, and by (6)
assuring that the recreational needs of new residents will not overload nearby coastal
recreation areas by correlating the amount of development with local park acquisition
and development plans with the provision of onsite recreational facilities to serve the new
development.

The development site identified in the proposed policy is located approximately one mile north
of Point Reyes National Seashore and is even closer to Tomales Bay; both popular coastal
destinations. As mentioned in Section 8.4, because of its scenic quality, climate, rural character,
recreational opportunities, and proximity to the San Francisco Bay area, West Marin is a popular
tourist destination. This area of the coast is accessible via automobile and public transportation.
Golden Gate Transit currently provides public transportation to the Point Reyes Station area.

Thus, in accordance with Coastal Act Section 30252, the Commission must consider the
potential effects of the proposed LUP amendment to coastal access and recreation. Since the
proposed LUP policy and land use designations would provide for a slight reduction in the
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maximum intensity of development potentially allowable at the affordable housing project site

. from that currently allowed, the amendment would serve to reduce the potential demands on
coastal access routes and recreational facilities associated with the future development of the site.
Nevertheless, the Commission must determine if the LUP as amended would be consistent with
and adequate to carry out the requirements of Coastal Act Section 30252.

The Marin County Unit II LUP contains numerous policies that address the need to reserve and
improve transportation capacity to serve coastal access and the substantial public recreational
facilities of West Marin. Some of the key policies include:

Public Access and Recreation

4. Recreation and Transportation

a. Bike Paths. The County supports the concept of a bike/pedestrian trail
network in Unit II, connecting the villages and providing access to public
parks...

Federal Parklands

1. Public Access and Transportation

a. Additional coastal access trails and bike paths should be provided where
Seasible and where consistent with the protection of the parks’ natural
resources. Non-vehicular accessways should connect points accessible by
. both automobile and transit.

b. Frequent convenient transit service from outside parks to the most heavily
used areas of the parks should be given priority in transit planning and
Junding. The National Park Service should develop a shuttle system to serve
points within the parks.

2. Recreation and Visitor-Serving Facilities

a. Priority should be given to the development of new facilities in the most
heavily used areas of the parks which are close to park interpretive,
educational, and other programs and which are easily accessible by transit...

Public Services

1. General Policy. Prior to the issuance of a coastal development permit, the
County shall make the finding... that adequate public services... (i.e., ... road
access and capacity) are available to serve the proposed development...

4. Transportation and Road Capacity

c. Alternative Methods of Transportation. The County discourages the excessive

‘ use of private automobiles and strongly supports the development of expanded
transit and other alternative methods of transportation in the coastal zone,
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such as bicycles. Bicycle and pedestrian paths, separated from roads where
possible, are especially encouraged. The development of new transit service
routes and associated loading and turning areas is also encouraged,
consistent with the goal of utilizing public transit to meet current and
increased use of coastal access and recreational areas.

Taken together, these policies carry out the requirements of Coastal Act Section 30252. As
discussed above, the traffic studies undertaken for the project EIR demonstrate that development
of the site in accordance with the proposed land use designations and LUP New Development
Policy 8(b)(5) would not significantly impact traffic circulation on Highway 1 or other major
coastal access routes and would not create additional transit service demands in excess of
available transit capacity.

Since Point Reyes National Seashore is a popular destination for coastal recreational users, it is

important that new development in the Point Reyes area maintains and enhances public access to

this area of the coast. The proposed LUP amendment does not provide for the extension of

transit service; however, the FEIR for the specific development proposal contemplated under the

proposed LCP Amendment did examine the impact of 36 residential units and found that such a

development proposal would not significantly impact the existing transit service. First, due to

the rural village setting, residents would be expected to primarily use motor vehicles for

transportation. Second, the development site is adjacent to downtown Point Reyes Station.

Residents of any future development on the site would have access to groceries stores and other |
amenities within walking distance, and would minimize the use of the existing transit services. \
Thus, the transit demand of 36 residential units would be minimal, not that of a high intensity use 1
such as a high-rise office building. The proximity of the development site to the village center, .
which allows residents to access Point Reyes Station and its amenities on foot, would also |
minimize the use of coastal access roads. Therefore, the increase in transit usage is not expected

to exceed the current bus service capacity and the existing service to Point Reyes Station would

not be significantly impacted, consistent with Sections 30252(1) and 30252(2).

Section 30252 also states that future development should maintain and enhance public access to
the coast by providing nonautomobile circulation within the development and providing
adequate parking facilities or substitute means of serving the development with public
transportation to maintain and enhance public access to the coast. The EIR prepared for the
specific development proposal contemplated by the proposed LCP Amendment includes the
study of a 30-foot-wide unimproved public pedestrian easement extending from the area
designated for public parking to the northeast boundary of the development site. There is ample
room for both the 36 unit residential development and the pedestrian easement within the
development site. As discussed in Section 8.6, the EIR demonstrated that there is adequate space
for the development of a 36 residential unit development and the required parking facilities to
serve that level of development. Thus, the proposed amendment allows for non automobile
circulation consistent with Sections 30252(3) and 30252 (4).

Section 30252(6) states that new development should maintain and enhance public access by
assuring that the recreational needs of new residents will not overload nearby coastal recreation
areas by correlating the amount of development with local park acquisition and development
plans with the provision of onsite recreational facilities to serve the new development. The
development site 1s located close to Point Reyes National Seashore and Tomales Bay State Park,
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which together include approximately 50% of the 70 miles of shoreline in Unit IT and provide
most of the public access and recreational opportunities available there. Not only are these
recreational facilities in close proximity to the site and available for future residences, but also
the proposed LUP amendment would designate 2.68 acres of the site as open space.

Since the intensity of the maximum level of potentially development allowed under the proposed
LUP amendment would not substantially impact existing public transit, is located near existing
commercial development, allows for the provision of nonautomobile circulation within the
development site, allows for the development of adequate parking facilities, and assures that the
recreational needs of new residents will not overload nearby coastal recreation areas, the
proposed LUP amendment would maintain and enhance public access to the coast and is
consistent with Section 30253 of the Coastal Act.

3.9 Prime Agriculture Lands
Coastal Act Section 30241 provides in relevant part:

The maximum amount of prime agricultural land shall be maintained in agricultural
production to assure the protection of the areas agricultural economy, and conflicts shall
be minimized between agricultural and urban land uses through all of the following:

(b) By limiting conversions of agricultural lands around the periphery of urban areas
to the lands where the viability of existing agricultural use is already severely limited
by conflicts with urban uses or where the conversion of the lands would complete a
logical and viable neighborhood and contribute to the establishment of a stable limit to
urban development.

The Marin County Unit II LUP states:

The state’s two leading agricultural commodities, dairy projects and cattle/calves, are
also the leading agricultural commodities in the San Francisco Bay area and in Marin
County.

At present, agriculture land in West Marin County is facing critical pressure, so much that an
Agricultural Advisory Group was formed in March of 2001 to identify specific near-term actions
that can be taken to support the long-term viability of agriculture. Coastal Act Section 30241
protects prime agricultural lands from being converted to urban land uses by limiting the
conversion of agricultural lands around the periphery of urban areas to lands where the viability
of existing agricultural uses is already severely limited by conflicts with urban uses or where the
conversion of the lands would complete a logical and viable neighborhood and contribute to the
establishment of a stable limit to urban development.

The proposed LUP amendment does not present conflicts with Section 30241(b) because there
are no prime agricultural lands on the 18.59-acre parcel. Thus, the proposed commercial,
residential, and open space land uses would not convert prime agricultural land to urban land
uses. Furthermore, these land uses allow for some small-scale agricultural uses.

Since the development site does not contain any prime agricultural lands, the Commission finds
that the proposed LUP amendment is consistent with Coastal Act Section 30241.
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PART II: IMPLEMENTATION PROGRAM AMENDMENT

As submitted, the proposed IP amendment is fully consistent with and adequate to carry out the
policies of the LUP, as modified and certified.

1.0 STANDARD OF REVIEW FOR IMPLEMENTATION PROGRAM AMENDMENT

Sections 30513 of the Coastal Act states that the “[t}he Commission may only reject zoning
ordinances, zoning district maps, or other implementing actions on the grounds that they do not
conform with, or are inadequate to carry out, the provisions of the certified land use plan.”

The provisions of the certified land use plan are thus the standard of review for implementing
zoning ordinances. To approve the amendments to the Implementation Program (IP), the
Commission must find the IP, as amended, will conform with and adequately carry out the
policies of the LUP, as modified and certified.

2.0 STAFF RECOMMENDATION FOR IMPLEMENTATION PROGRAM
AMENDMENT

MOTION:

I move that the Commission reject the Amendment 1-MAJ-02 of the
Implementation Program for the County of Marin as submitted.

STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED:

Staff recommends a NO vote. Failure of this motion will result in certification of the
Implementation Program Amendment as submitted and the adoption of the following resolution
and findings. The motion passes only by an affirmative vote of a majority of the Commissioners
present.,

RESOLUTION TO CERTIFY IMPLEMENTATION PROGRAM AMENDMENT AS
SUBMITTED:

The Commission hereby certifies Implementation Program Amendment 1-MAJ-02 for the
County of Marin as submitted and adopts the findings set forth below on grounds that the
Implementation Program Amendment conforms with, and is adequate to carry out, the provisions
of the certified Land Use Plan as amended, and certification of the Implementation Program
Amendment will meet the requirements of the California Environmental Quality Act, because
either 1) feasible mitigation measures and/or alternatives have been incorporated to substantially
lessen any significant adverse effects of the Implementation Program on the environment, or 2)
there are no further feasible alternatives or mitigation measures that would substantially lessen
any significant adverse impacts on the environment that will result from certification of the
Implementation Program.

3.0 FINDINGS TO APPROVE IMPLEMENTATION PROGRAM AMENDMENT

The Commission hereby finds and declares:
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3.1 Description

The County proposes to amend the IP to rezone thel8.59-acre property consisting of APN 119-
240-45, -46, -57 and -58, and consisting of Areas A, B, C, D, E, and F as depicted on Exhibit 5
from a mixture of Coastal, Village Commercial Residential (C-VCR:B-2) and Coastal, Suburban
Agricultural (C-RA:B-3) zoning districts to a combination of Coastal, Residential Multiple
Planned Commercial (C-RMPC), Coastal, Residential Multiple Planned (C-RMP), and Coastal
Open Area (C-OA) zoning districts (Exhibit 9, Existing Zoning & Exhibit 12, Proposed Zoning).
A portion of the north east corner of the parcel would remain as a Coastal, Suburban Agricultural
(C-RA:B-3) zoning district. At present, the western half of the property is zoned C-VCR-B:2
(APNs 119- 240-45 and —46) and the eastern half is zoned C-RA-B:3 (APNs 119- 240-46, -57
and-58) (Exhibit 12, Proposed Zoning). APN 119- 240-46 is split zoned. The proposed rezoning
would change the maximum limit of units allowed on the property from 58 units under the
current zoning to 56 units under the proposed zoning. The proposed amendment would also add
an overall single site development plan to the IP for the 18.59-acre property, which would
indicate the kinds, locations, and intensities of uses consistent with proposed Unit II LUP Policy

8(b)(5)-
3.2  Rezoning

The proposed IP amendment would rezone Area A and central Area B to Coastal, Residential
Mutltiple Planned Commercial, 4.3 units per acre (C-RMPC- 4.3), western Area B to Coastal,
Residential Multiple Planned Commercial, 3.2 units per acre (C-RMPC- 3.2), Areas D and E to
Coastal, Residential Multiple Planned Commercial (C-RMPC), and Area F to Coastal Open Area
(C-OA) zoning districts as depicted on Exhibit 12. A portion of the northeast corner of the
parcel would remain as a Coastal, Suburban Agricultural (C-RA:B-3) zoning district. The
proposed zoning districts, C-RMPC, C-RMP, and C-OA are zoning classifications that already
exist within the certified IP. C-RMP zoning districts are allowed in C-RS land use designated
areas, such as Areas D and E. C-RMP zoning districts are allowed in C-MF-2 land use
designated areas such as central and western Area B. C-OA zoning districts are allowed in C-OS
land use designated areas such as Area F. The proposed rezoning for the 18.59-acre parcel will
zone the Areas A, B, D, E, and F with zoning districts consistent with the Land Use Designations
specified for those areas in the proposed Unit II LUP New Development and Land Use Policy
8(b)(5). Thus, the proposed zoning designations are consistent with and adequate to carry out
the amended land use designations approved for the site.

3.3  Overall Site Development Plan

The IP amendment also proposes the certification of an overall site development plan for the
project site. The proposed LUP amendment includes standards for the overall site development
plan, which included the following:

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.
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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.

d. No more than two residential dwelling units may be developed within Area C.
e. A minimum of 12 public parking spaces shall be provided within Area D.

f 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.

g. 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.

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.

|
Subsections A-E of the New Development and Land Use Policy 8(b)(5) specify the locations, . i
densities, and intensities of development in Areas A-E on Exhibit E (attached as Exhibit 5). |
Consistent with New Development and Land Use Policy 8(b)(5), the proposed overall site

development plan only allows for the density, intensity and location of development specified in

Subsection A-F, as illustrated on the attached Exhibit 5 (Overall Site Development Plan),

through the following IP provisions:

1.(E) 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 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.

9. Future development of the public parking lot and restroom structure on Lot 12 shall
incorporate the following conditions and restrictions:
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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.

10. Future development and use of the visitor-serving commercial use on Lot 10 shall be
subject to the following conditions and restrictions:

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
Reyes Affordable Homes project.

Subsection G of New Development and Land Use Policy 8(b)(5) requires that
development be consistent with the LCP, including provisions which mandate a 100-foot
minimum buffer as measured landward from the edge of the wetlands. As discussed in
the LUP Amendment Section of this report, both the certified LCP and the approved LUP
Amendment contain policies to ensure that development of the 18.59-acre site will occur
consistent with the Chapter 3 policies of the Coastal Act (please see Appendix A for Unit
II LUP wetland policies).

. The Unit II Wetland LUP Policies specifically provide for the preservation and maintenance of
wetlands in the Unit II Coastal Zone as productive wildlife habitats, recreational open space, and
water filtering and storage areas. Natural Policy 4(a) and the Diking, Filling, and Dredging
Policy 2 limit the diking, filling and dredging of wetlands to 7 allowable purposes as listed
above. Diking, Filling, and Dredging Policy 3 further specifies the conditions and standards
which must be met before the allowable activities may occur, including the requirement that any
allowable diking, filling or dredging occur only if there is no feasible less environmentally
damaging alternative. Natural Resources Policy 4 provides additional protection for wetlands by
specifically limiting the proximity of development sited adjacent to wetlands. Natural Resources
Policy 4(d) mandates a 100-foot minimum buffer as measured landward from the edge of the
wetlands be established along the periphery of all wetlands. The policy also prohibits
development activities and uses within the buffer unless they are for the purposes allowed under
the Diking, Filling, and Dredging LUP Policy 2 or they are resource dependent activities, which
are limited to fishing, recreation clamming, hiking, hunting, nature study, bird-watching and
boating. Policy 4(d) also requires that the uses allowed in buffers meet all the Diking, Filling,
and Dredging Polices, which includes meeting the conditions and standards specified in Policy 3.
Subsection H of the New Land Use and Development Policy 8(b)(5), also provides wetland
protection by requiring a 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 of the
18.59-acre area. As specified in Subsection F, any development on the site must be consistent
with LCP polices including the requirement that a 100-foot minimum buffer as measured
landward from the edge of the wetlands be established.

-45-




County of Marin Coastal Program Amendment 1-MAJ-02
(County of Marin)

The Marin County IP contains provisions that would ensure that any development on the 18.59-

acre property, as described and depicted on the overall site development plan, would be : .
consistent with the LUP Unit II Natural Resources and Diking, Filling, and Dredging Polices.

Section 22.56.130(G)(5) requires the following:

The diking, filling, dredging and other alterations of wetlands shall occur only for
minor, public works projects and shall be in conformance with the Coastal Act
Section 30233. No physical improvements along the county parklands surrounding
Bolinas Lagoon shall occur. Land uses in and adjacent to wetlands shall be
evaluated as follows: :

a. Filling of wetlands for the purposes of single-family residential
development shall not be permitted.

b. Allowable resource-dependent activities in wetlands shall include
fishing, recreational clamming, hiking, hunting, nature study, bird
watching and boating.

¢. No grazing or other agricultural uses shall be permitted in wetlands
except in those reclaimed areas presently used for such activities.

d. A buffer strip one hundred feet in width, minimum, as measured landward from the
edge of the wetland, shall be established along the periphery of all wetlands.
Development activities and uses in the wetland buffer shall be limited to those allowed
pursuant to Section 30233 of the Coastal Act of 1976.

e. As part of the development on any parcel adjacent to Tomales Bay,
except where there is no evidence of wetlands pursuant to the Coastal
Commission's adopted guidelines, the applicant shall be required to
submit supplemental biological information prepared by a qualified .
ecologist at a scale sufficient to identify the extent of existing wetlands
based on Section 30121 of the Coastal Act and the area of the proposed
buffer areas.

[ All conditions and standards of the LCP, relating to diking, filling and
dredging shall be met.

The above provisions of the IP afford the same level of protection as the Unit II wetland
policies by limiting the allowable uses in wetland areas, mandating a minimum 100-foot
buffer be established for all wetlands, and requiring that all conditions and standards of
the LCP relating to diking, filling and dredging be met.

Consistent with Subsection H and as depicted on Exhibit 5, the proposed overall site
development plan includes a 100-foot wetland buffer and avoids development
inconsistent with Section 30233 of the Coastal Act and Unit II Natural Resources Policy
4 and Diking, Filling, and Dredging Policy 2.

Subsection H of the LUP amendment policy, New Land Use and Development Policy
8(b)(5), also provides wetland protection by requiring a 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 of the 18.59-acre area. Consistent with this
requirement, the proposed IP amendment includes provisions that require the recordation
of an easement over all wetlands and wetland buffers through the following IP
provisions:
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5. 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 property owner to eradicate non-native, invasive species within the
easement area. .

Provisions 20 and 24 specifically emphasize the requirement of the conservation easement for
the Lot 13, which contains both the central and eastern wetland.

20. The following restrictions and conditions shall be stated or shown on an addendum
page 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.

24. 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.

Within the conservation easements, only those uses that are allowed by the Local Coastal
Program are permitted. The County intends for a public agency or non-profit to accept
and manage the easement for the purposes of wetland protection and enhancement.

The proposed site development plan included as part of the IP amendment also allows for
specific development within a wetland buffer consistent with the Unit II Wetland Policies.
Provision 5 allows for the placement of a water pipeline extension in the northwestern wetland’s
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100-foot buffer and a conservation easement. The water pipeline is required for the development
specified in the overall site development plan to conform with the Marin County Fire
Department’s fire flow requirements. The burying of an underground pipeline is an allowed use
pursuant to the LCP Diking, Filling, and Dredging Policy 2(c) because it is for an incidental
public service purpose. Consistent with the Diking, Filling, and Dredging Policy 3(a), the pipe
location is the least feasible environmentally damaging alternative. The EIR prepared for the
Point Reyes Affordable Housing project contemplated under this LCP amendment, which
examined the impact of development as depicted in the overall site development plan, found it is
not possible to avoid encroachment into the wetland buffer when extending the water line
through the Williams Street right-of-way off of Highway 1 due to the size and location of the
wetland. The alternative alignment, which would have extended the water line down Shoreline
Highway Mesa Road, and through the Bostick Avenue private road easement, was found to
increase the overall cost for the affordable housing development and would have resulted in
greater significant adverse impacts due to at least 720 additional feet of trenching, disturbance to
traffic circulation and adjoining properties. Furthermore, consistent with LCP Diking, Filling,
and Dredging Policy 3(b), which requires that uses allowed within wetland only be permitted
where feasible mitigation measures have been provided to minimize adverse environmental
effects, Provision 22 requires the following:

22. 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
Sor disturbance within the 100-foot wetland buffer area related to the
undergrounding of the water line extension. The applicant shall submit a plan,
prepared 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 the 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.

Although the disturbance within the buffer area would be temporary and would involve a total
area of approximately 300 square feet, Provision 22 requires that the applicant provide a 3:1 on-.
site mitigation to compensate for this disturbance. This would result in expansion of the on-site
wetlands by approximately 900 square feet.

In addition to the above listed provisions, the proposed IP amendment includes the following additional

wetland protection measures:

11. Future use of Lot 13 which comprises the wetland resources shall be subject to the
Jollowing conditions and restrictions:

-48-

-




County of Marin Coastal Program Amendment 1-MAJ-02
{County of Marin)

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 plan.

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.

90.  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. Fencing shall be removed following the completion of construction.
(Biological Resources, #4.13-9 and #4.13-11)

Provision 11(c), further ensures the protection of onsite wetlands by requiring a plan for the
long-term protection of the wetlands be submitted and found acceptable by the Regional Board
Executive Officer for the Regional Water Quality Control Board. It also specifies that the 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. In addition to Provision 11, Provision 90 provides for the protection of wetlands from
inadvertent impacts during construction.

Together, the existing and proposed IP standards, including the overall site development plan,
provide sufficient protection of wetland resources and are consistent with and adequate to carry
out the wetland protection polices specified in Subsection G and H of the New Land Use and
Development Policy, Natural Policy 4 and the Diking, Filling, and Dredging Policies of the Unit
IILCP. As discussed above, the overall site development plan also meets the standards required
by Subsections A-H for the development of the 18.59-acre site. Thus, as proposed the overall
site development plan is and consistent with and adequate to carry out the proposed New
Development and Land Use Policy 8(b)(5).
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3.4  Water Quality Protection — Wastewater
Unit II LUP Public Services Policies provide:

3. Sewage disposal.

a. On-site sewage disposal. All on-site sewage disposal systems in the coastal zone
shall be evaluated as follows:

(1) Septic systems. All septic systems shall meet the standards contained in
either the Minimum Guidelines for the Control of Individual Wastewater
Treatment and Disposal Systems adopted by the Regional Water Quality
Board on April 17, 1979 or the County's revised septic system code,
when approved by the Regional Board. No waivers shall be granted
unless a public entity has formally assumed responsibility for inspecting,
monitoring, and enforcing the maintenance of the system in accordance
with criteria adopted by the Regional Board, or such waivers have
otherwise been reviewed and approved by the Regional Board. (See
Appendix C)

(2) Expansions or alternations. Where a coastal development permit is
necessary for an enlargement or change in the type or intensity of use of
an existing structure, the existing or enlarged septic system must meet
the Minimum Guidelines of the Regional Water Quality Control Board,
or the County s revised septic system code as approved by the Regional
Board, before a permit for such enlargement or change can be granted.

(3) Reconstruction of existing systems. A septic system or other sewage

disposal facility which served a residential dwelling damaged or
destroyed by natural disaster may be rebuilt along with the
reconstruction of the dwelling. If the septic system or other facility is
substandard, every effort shall be made to bring it into conformance
with County Code.

(4) Alternative systems. The County recommends that provisions be
included in the County code to allow alternative sewage disposal
systems to be utilized. Until such provisions are incorporated into the
code and approved by the Regional Water Quality Control Board
however, alternative systems shall only be permitted where a public
entity has formally assumed responsibility for inspecting, monitoring,
and enforcing the maintenance of the systems in accordance with
criteria adopted by the Regional Board

(3) Maintenance. The County supports the establishment of a septic tank
maintenance district(s) in the coastal zone for the purpose of monitoring
and inspecting septic systems there. To provide for inspection of
existing systems not now subject to periodic review under County Code,
the County shall investigate the inspection of a septic system upon resale
of the associated single-family dwelling. .
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b. Point Reyes Station and Olema. Due to the potential for cumulative impacts
which exists in these communities from buildout on small lots utilizing septic
systems, the County shall revise zoning densities to reflect sewage disposal
constraints. In Point Reyes Station, a minimum lot size of 10,000 square feet
shall be maintained in the area zoned VCR, and a minimum of 20,000 sq ft in the
area zoned A-2:B-2. In Olema, minimum lot sizes 20, 000 sq ft in the area zoned
A-2:B-2.

A study to identify and quantify possible sewage disposal problems and
cumulative impact in Point Reyes Station is recommended. If and when a
communily sewer is constructed, higher zoning densities may be recognized to
accommodate housing needs.

LUP Unit II New Development and Land Use Policies provide:

8. Location and density of new development

b. Point Reyes Station

(3) To address the limitation of on-site sewage disposal, areas zoned VCR 7,500
square foot lots shall be changed to 10,000 square feet. Areas zoned A-2:B-2
and R-A:B-2 for 10,000 square foot residential lots shall be changed to R-
A:B-3, permitting 20,000 square foot residential lots. If and when a
community sewer is constructed, higher densities may be reconsidered to meet
housing needs. The exceptions are the downtown A-2:B-2 area west of the
VCR commercial district and the parcels east of Highway 1 and south of
Lagunitas Creek. The downtown parcels which are generally bounded by B,

C, 2™ and 8" Streets, shall be rezoned to R-A;B-2, retaining the 10,000
square foot density to provide affordable housing for the elderly and others
who need to be in a flat area within walking distance to services. The A-2:B-2
parcels south of Lagunitas Creek and east of Highway 1 shall be rezoned to
R-A:B-2.

The proposed IP amendment rezones the 18.59-acre property from a mixture of Coastal, Village
Commercial Residential (C-VCR:B-2) and Coastal, Suburban Agricultural (C-RA:B-3) zoning
districts to a combination of Coastal, Residential Multiple Planned Commercial (C-RMPC),
Coastal, Residential Multiple Planned (C-RMP), Coastal, Suburban Agricultural (C-RA:B-3),
and Coastal Open Area (C-OA) zoning districts. It also approves an overall site development
plan which specifies the intensity, density and location of residential and commercial
development on the 18.59-acre property. As discussed in Section 3.5.1.2, due to the lack of
wastewater treatment facilities in Point Reyes Station, any development would depend on
individual wastewater treatment facilities.

Unit II LUP Public Services Policy 3 provides water quality protection by ensuring that on-site
sewage disposal systems are adequately designed and maintained. Sewage Disposal Policy
3(a)(1) requires that all septic systems meet the standards contained in the Minimum Guidelines
Jor the Control of Individual Wastewater Treatment and Disposal Systems adopted by the
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Regional Water Quality Board on April 17, 1979 or the County’s revised septic system code,
when approved by the Regional Board. Sewage Disposal Policies 3(a)(2) through 3(a)(5)
include provisions that regulate alternative septic systems, ensure septic system compliance with
County standards in the case that an enlargement or change in the type or intensity of use of an
existing structure occurs, and support the establishment of septic system maintenance districts
for the purpose of monitoring and inspecting septic systems to further ensure water quality
protection.

In accordance with Public Services Policy 3, the Commission must consider the potential effects
of the proposed IP amendment to water quality. Since the proposed overall site development
plan allows for the density, intensity and location of development specified in LUP New
Development and Land Resources 8(b)(5), the Commission must determine if the IP amendment
would be consistent with and adequate to carry out the requirements of Public Services Policy 3.

Marin County’s currently certified IP contains provisions to ensure that any development of the
18.59-acre property allowed by the overall site development plan is consistent with Public
Services Policy 3. IP Section 22.56.130(B), Septic System Standards and Conditions states:

1. Septic System Standards: The following standards apply for projects which utilize
septic systems for sewage disposal.

1. All septic systems within the coastal zone shall conform with the Minimum
Guidelines for the Control of Individual Wastewater Treatment and Disposal
Systems adopted by the Regional Water Quality Board on April 17, 1979 or
Marin County Code-whichever is more stringent. No waivers shall be permitted
except where a public entity has formally assumed responsibility for inspecting,
monitoring, and enforcing the maintenance of the system in accordance with
criteria adopted by the Regional Water Quality Board, or where waivers have
otherwise been reviewed and approved under standards established by the
Regional Water Quality Board.

2. Alternative waste disposal systems shall be approved only where a public entity
has formally assumed responsibility for inspecting, monitoring, and enforcing the
maintenance of the systems in accordance with criteria adopted by the Regional
Water Quality Control Board

3. Where a coastal development permit is necessary for an enlargement or change in
the type or intensity use of an existing structure, the project’s septic system must
be determined consistent with the current guidelines of the Regional Water
Quality Control Board, or such other program standards as adopted by the
County of Marin.

Consistent with Public Services Policy 3(a)(1), Section 22.56.130(B)(1) of the existing LCP
requires that all septic systems within the coastal zone conform with the Minimum Guidelines for
the Control of Individual Wastewater Treatment and Disposal Systems adopted by the Regional
Water Quality Board on April 17, 1979 or Marin County Code-whichever is more stringent.
Section 22.56.130(B)(2) is consistent with Public Services Policy 3(a)(2) in that it also requires
that alternative waste disposal systems be approved only where a public entity has formally
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assumed responsibility for inspecting, monitoring, and enforcing the maintenance of the systems
in accordance with criteria adopted by the Regional Water Quality Control Board. Section
22.56.130(B)(3) requires that if a coastal development permit is necessary for an enlargement or
change in intensity of use of an existing structure, the project’s septic system must be determined
to be consistent with the current guidelines of the Regional Water Quality Control Board, or such
other program standards as adopted by the County of Marin. Thus existing Section 22,56.130(B)
is consistent with and adequate to carry out Public Services Policy Subsections 3(a)(1), 3(a)(2),
and 3(a)(4).

Although IP Section 22.56.130(B) does not include provisions to carry out Public Services
Policy Subsections 3(a)(3) or 3(a)(5), the IP as amended would contain site specific development
standards that are adequate to carry out not only subsections 3(a)(3) and 3(a)(5), but also 3(a)(1),
3(a)(2) and 3(a)(4) and would further ensure that water quality is protected from any on-site
waste treatment and disposal systems. As discussed above in the findings for the Land Use Plan
Amendment, Marin County Board of Supervisor Resolution No. 2002-27, the Resolution
submitting the proposed LCP Amendment to the Commission, submitted the LCP Amendment to
the Commission subject to the conditions of approval and the mitigation measures adopted for
the specific development proposal contemplated under the proposed LCP Amendment (Exhibit
3, LCP Amendment Resolution of Submittal). Accordingly, the County proposes to further
implement the water quality policies of the certified LUP through the site-specific development
standards adopted as conditions of approval and mitigation measures for the development
contemplated by the proposed LCP Amendment. The IP as amended would thus include site-
specific standards to ensure that any septic system approved for the site meets the County’s
revised septic system code approved by the Regional Board consistent with Public Services
Policy 3(a)(1). These proposed site-specific standards include the following:

60. When the septic system for the future visitor-serving commercial parcel is designed, it
shall be designed to comply with Environmental Health Services regulations.

70. 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 #4.5-14)

71. 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 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)

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 pumping systems shall include provisions for extended operation during
general power outages using a portable emergency generator; and
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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. 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. 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 urinals and very low flow toilets that generate an average of 2
gpd/person or less 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 2,500-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.

Provisions 70, 71, 72 and 73 listed above require that specific components of the individual
wastewater system meet the Marin County Environmental Health Services (MCEHS) septic
code. Provision 60 ensures that any waste system for the visitor serving commercial parcel

(Area E) meet the County’s regulations, consistent with Public Services Policy 3(a)(1).

Although Public Services Policy subsection 3(a)(5) only encourages the establishment of septic
tank maintenance districts for monitoring and inspection, the site-specific development standards
proposed to be incorporated into the certified LIP include maintenance requirements that would
incorporate monitoring and inspection requirements for any wastewater disposal systems on this
site by requiring the following:

57. 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.

58. In addition to standard requirements for routine inspection and maintenance, AN
Operation, Maintenance, and Monitoring Program and Contingency Plan 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
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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 quality
upslope, within, and downslope of the project site, and other ambient conditions (e.g.
rainfall and groundwater levels) in order to demonstrate compliance with original
wastewater system design criteria. The contingency component of the plan should
include actions to be taken in the event of malfunctioning 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.

Provision 57 requires the applicant to obtain 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. Conditions of an operating permit may include
monitoring, inspection requirements, permit duration, and other provisions deemed appropriated
by the Health Officer. If an activity involves discharges, such as those to groundwater or from
diffused sources, an applicant would need to complete a Report of Waste Discharge with the
Regional Water Quality Control Board in order to obtain Waste Discharge Requirements
(WDRs) or waiver. The Waste Discharge Requirements would be equal to or more stringent than
the requirements of a County operating permit.

In addition to standard monitoring and inspection requirements, Provision 58 further ensures
water quality protection by requiring a contingency plan, which would include:

a. 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;

b. 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;

c. procedures for conducting monitoring of ground water quality upslope, within, and
downslope of the project site, and other ambient conditions (e.g. rainfall and
groundwater levels) in order to demonstrate compliance with original wastewater
system design criteria;

d. actions to be taken in the event of malfunctioning equipment or system, of unexpected
problems, or that the system does not comply with design criteria or ambient
condition criteria;

e. the responsible party for the system;

J- how identified plan actions will be implemented; and
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8. how identified contingency actions will be funded.

This contingency plan would ensure that if problems were identified with the wastewater
treatment and disposal systems, solutions would be ready to be implemented. Provision 58 also
requires that the plan 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.

In addition to monitoring, inspection, and contingency plans, the IP amendment also introduces
additional precautionary site specific standards to ensure water quality protection, which require
the following: :

5.(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.

23. 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 items shall be submitted to the Planning Division:

C. A letter from the North Marin Water District which acknowledges 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.

39. In order to enhance the operation of the septic system and minimize costs for
maintenance and 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
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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 unilts.

Together, the existing and proposed IP provisions ensure that any wastewater treatment and
disposal facility used on the site will be adequate to treat wastewater consistent with the Marin
County Individual Wastewater Treatment Standards. Thus, the existing IP provisions and the
site-specific development standards proposed to be incorporated into the IP are consistent with
and adequate to carry out Unit I LUP Public Services Policy 3(a)(On-site Wastewater Disposal
Systems).

Marin County Public Services Policy 3(b) and New Development and Land Use Policy 8(b)(3)
provide additional water quality protection by addressing specifically the limitation of on-site
sewage disposal in the town of Point Reyes Station through the requirement of minimum lot
sizes of 10,000 and 20,000 square feet. Consistent with these policies, the 18.59-acre site,
located in Point Reyes Station, is currently zoned a mixture of Coastal, Village Commercial
Residential (C-VCR:B-2) and Coastal, Suburban Agricultural (C-RA:B-3), which require
minimum lot sizes of 10,000 and 20,000 square feet (allowing a maximum overall density of 58
units). The proposed IP amendment would change the zoning on parts of the property to Coastal,
Residential Multiple Planned Commercial (C-RMPC) and Coastal, Residential Multiple Planned
(C-RMP), which would not require minimum lot sizes. However, despite the lack of minimum
lot size requirements, the proposed zoning is not inconsistent with the Public Services Policy
3(b) and New Development and Land Use Policy 8(b)(3). These LUP policies use minimum lot
sizes to limit the density of development. The proposed zoning limits the development to an
intensity less than that allowed by the current zoning i.e. 56 maximum potentially allowable units
rather than 58 maximum potentially allowable units while at the same time allowing
development to be clustered to maximize open space protection. As proposed the IP would
include the following site-specific standards limiting allowable density:

1.(E) 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 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
Joot 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 (3) 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.

10. Future development and use of the visitor-serving commercial use on Lot 10 shall be
subject to the following conditions and restrictions:
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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

Reyes Affordable Homes project.

7. 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 density 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 Il Recreation and Visitor Serving Policy 8(b)
and Zoning Implementation Plan.

69. PRIOR TO RECORDATION OF THE FINAL MAP FOR LOT 9, ISSUANCE OF A
GRADING PERMIT, OR ISSUANCE OF A BUILDING PERMIT, whichever occurs
[irst, 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 units. (Plan Policy #4.2-5)

20. The following restrictions and conditions shall be stated or shown on an addendum
page to the Final Map to be filed for record:

B. Except for Lot 9, further subdivision of any parcel or lot within the subdivision
shall not be permitted.

Consistent with New Land Use and Development LUP Policy 8(b)(5), the proposed site-specific
standards listed above restrict the level of development to 56 units. Provisions 1(E)(3) and 10(b)
limit the development of Area E to a 20-unit over night visitor serving facility, and consistent
with the proposed policy, Provisions 1(E)(1) and 1(E)(2) limit the residential development in
Areas A, B, and C to 36. Thus, the IP as amended would limit the total development of the
18.59-acre site to 56 units, two less units than allowed under the current zoning. While the
proposed zoning takes a different approach to limiting the density of development than the
existing zoning, it achieves the same goal of limiting the density of development to address the
impacts of on site sewage disposal in Point Reyes Station. In addition, the proposed standards
would also further limit the subdivision of the property, except for Area C, which may be
subdivided only as necessary for the creation of the two lots for the two market-rate housing
units. Since the proposed zoning as amended would provide for a slight reduction in the
intensity of development allowable at the development on the site from that currently allowed,
the amendment would serve to reduce water quality impacts related to on-site sewage disposal
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consistent with Marin County’s Public Services Policy 3(b) and New Development and Land
Use Policy 8(b)(3).

Taken together, Section 22.56.130(B), Septic System Standards and Conditions, and proposed
site specific development standards which require compliance with Marin County septic
standards and limit the allowable density of development are adequate to carry out the
requirements of Public Service Septic Systems Policies and the New Development Land Use
Location and Density of New Development Policies. As discussed above, the development of
the project site in accordance with the existing and proposed IP provisions would ensure
conformance with the wastewater treatment policies of the Unit Il LUP. Therefore, the
Commission finds that the proposed IP amendment as submitted is consistent with and adequate
to carry out the requirements of the Public Service Septic Systems Policies and the New
Development Land Use Location and Density of New Development Policies.

3.5 Water Quality Protection — Polluted Runoff
Unit II LUP New Development and Land Use Policy 6 provides:

Watershed and water quality protection/grading. In order to ensure the long-term
preservation of water quality, protection of visual resources, and the prevention of
hazards to life and prosperity, the following policies shall apply to all construction and
development, including grading and major vegetation removal, which involve the
movement of earth in excess of 150 cubic yards.

a. Development shall be designed to fit a site’s topography, soils, geology,
hydrology, and any other existing condition and be oriented so that grading, cut
and fill operations, and other site preparation are kept to an absolute minimum.
Natural features, landforms, and native vegetation shall be preserved to the
maximum extent feasible. Areas of a site which are not suited to development
because of known soil, geologic, flood, erosion or other hazards shall be kept in
open space.

b. For necessary grading operations, the smallest practicable area of land shall be
exposed at any one time during development and the length of exposure shall be
kept to the shortest practicable time. The clearing of land shall be avoided during
the winter rainy season and all measures for removing sediments and stabilizing
slopes shall be in place before the beginning of the rainy season.

c. Sediment basins (including debris basins, desilting basins, or silt traps) shall be
installed on the project site in conjunction with national 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.

d. Temporary vegetation, seeding, mulching, or other suitable stabilization methods
shall be used to protect soils which have been exposed during grading or
development. Cut and fill slopes shall be stabilized immediately with plantings of
native species, appropriate non-native plants, or with accepted landscaping
practices.
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e. Where topsoil is removed by grading operation, it shall be stockpiled for reuse
and shall be protected from compacting and wind erosion during stockpiling. .

[ The extent of impervious surfaces shall be minimized to the greatest degree
possible. Provisions shall be made to conduct surface water to storm drains or
suitable watercourses to prevent erosion. Drainage devices shall be designed to
accommodate increased runoff resulting from modified soil and surface
conditions as a result of development. Grassed waterways are preferred to
concrete storm drains, where feasible for runoff conveyance. Water runoff
beyond natural levels shall be retained on site whenever possible to facilitate
groundwater recharge.

The Watershed and Water Quality Protection/Grading Policies of the Unit II New Development
and Land Use Section provide water quality protection by ensuring that any proposed
development addresses water quality impacts related to grading, major vegetation removal,
impervious surfaces, polluted runoff and treatment, and construction activities through
appropriate Best Management Practices (BMPs). The Marin County IP contains provisions that
would ensure that any development on the 18.59-acre property as described and depicted on the
overall site development plan, would be consistent with the LUP Unit II Watershed and Water
Quality Protection/Grading Policies. Section 22.56.130(C) requires the following:

Grading and excavation: The following standards shall apply to coastal projects which
involve the grading and excavation of 150 cubic yards or more of material.

1) Development shall be designed to fit a site’s topography and existing soil,
geological, and hydrological conditions so that grading, cut and fill operations,
and other site preparation are kept to an absolute minimum and natural landform
are preserved. Development shall not be allowed on site, or areas of a site, which
are not suited to development because of known soil, geology, flood, erosion or
other hazards that exist to such a degree that corrective work, consistent with
these polices (included but not limited to the protection of natural landform) is
unable to eliminate hazards to the property endangered thereby.

2) For necessary grading operations, the smallest practicable area of land shall be
exposed at any one time during development and the length of exposure shall be
kept to the shortest practicable time. The clearing of land shall be avoided during
the winter rainy season and all measures for removing sediments and stabilizing .
slopes shall be in place before the beginning of the rainy season.

3) In addition to such standards as may be imposed under MCC Chapter 23.08.090,
the following standards shall be required:

a) Sediment basins (including debris basins, desilttng basins, or silt traps) shall
be installed at the beginning of grading operations and maintained
throughout the development process to remove sediment from runoff waters.
Temporary vegetation, seeding, mulching, or other suitable stabilization
methods shall be used to protect soils which have been exposed during
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grading or development. Cut and fill slopes shall be permanently stabilized as
soon as possible with native plants or other suitable landscaping techniques.

b) The extent of impervious surfaces shall be minimized to the greatest degree
possible. Water runoff beyond natural levels shall be retained on-site
whenever possible to facilitate maximum groundwater recharge. In order to
prevent gullying the velocity of runoff on an off the site shall be dissipated
through the application of appropriate drainage controls so that the runoff
rate does not exceed the storm water runoff. Grassed or natural waterways
are preferred to concrete storm drains for runoff conveyance.

¢) Pollutants such as chemicals, fuels, and other harmful materials shall be
collected and disposed of in an approved manner.

d) Where topsoil is removed by grading operations, it shall be stockpiled for
subsequent re-use, where appropriate.

e) All debris shall be removed from the site upon the completion of the project.

Permit application for grading which involve cut slopes in excess of 8 feet or
fill in excess of 5 feet shall include a reported from a registered soils or civil
engineer.

The above provisions of the IP require the same polluted runoff measures and controls as the
Watershed and Water Quality Protection/Grading Policies of the Unit II LUP. As discussed
above in the findings for the Land Use Plan Amendment, Marin County Board of Supervisor
Resolution No. 2002-27, the Resolution submitting the proposed LCP Amendment to the
Commission, submitted the LCP Amendment to the Commission subject to the conditions of
approval and the mitigation measures adopted for the specific development proposal
contemplated under the proposed LCP Amendment (Exhibit 3, LCP Amendment Resolution of
Submittal). Accordingly, the County proposes to further implement the water quality policies of
the certified LUP through the site-specific development standards adopted as conditions of
approval and mitigation measures for the development contemplated by the proposed LCP
Amendment. Thus, the proposed IP amendment includes site specific polluted runoff
development standards that are not only consistent with the LUP polluted runoff policies, but
also require additional water quality protection measures. Provision 51 and 74 (b) and (c) ensure
that all sediment would be removed from runoff water.

Consistent with Watershed and Water Quality Protection/Grading Policies 6(b), the following
proposed polluted runoff development standards protect water quality by controlling soil erosion
through the following provisions:

51. Grading operations 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
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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 Ist 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.

47. 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” published by the Association of Bay Area Governments. The plan
shall be implemented by October 1 5¢" 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 Permit for Storm Water Discharges Associated with
Construction Activity has been filed. The 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.

Consistent with Watershed and Water Quality Protection/Grading Polices 6(c), the following
proposed polluted runoff development standards protect water quality by removing sediment
from runoff waters through the following:

75. 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 24.04.6235, 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 (including debris basins, désilfing basins, or silt traps) shall be
installed on the project site in conjunction with initial grading operations and
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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.

Consistent with Watershed and Water Quality Protection/Grading Policies 6(d), the following
proposed polluted runoff development standards protect water quality by stabilizing cut and fill
slopes through the following provisions:

41. 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.

47. PRIOR TO APPROVAL OF 4 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” published by the Association of Bay Area Governments. The plan
shall be implemented by October 151" 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 Permit for Storm Water Discharges Associated with
Construction Activity has been filed. The 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.

75. 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
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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:

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 immediately with approved landscape vegetation.

Consistent with Watershed and Water Quality Protection/Grading Policies 6(e) the following
proposed polluted runoff development standards protect water quality by requiring the
implementation of BMPs:

75. 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:

C. All topsoil removed by grading operations shall be stockpiled for reuse onsite and
shall be protected from compaction, wind, and erosion during stockpiling.

Consistent with Watershed and Water Quality Protection/Grading Policies 6(f), the following
proposed stormwater runoff development standards protect water quality by requiring that there
be no increase in post-development runoff volumes through the following provisions:

46. 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 posi-development runoff volumes
beyond existing runoff volumes from a 100-year, 24-hour storm event. This event
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represents the largest design event (by volume) commonly used as an industry
. standard. The following requirements shall be satisfied:

A.

C.

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.

The drainage and infrastructure design capacity of the proposed retention and
infiltration facilities shall accommodate any existing runoff from the West Marin
School property.

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.

The applicant shall provide supporting hydrology and hydraulic calculations,
references, model studies, reports, or other information necessary to confirm the
project’s drainage design.

74. PRIOR TO APPROVAL OF THE 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 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) '

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.

During construction, the following measures shall be taken to provide additional
protection against the failure of the infiltration trenches:

1. Adequate protection from siltation of the trench drains shall be provided
during construction through the use of best management practices (BMP).

2. Exposed soils shall be revegetated as soon as possible to prevent erosion.

3. Excavated surfaces shall be scarified to promote percolation upslope of the
trenches.

4. The drain rock shall be washed prior to installation into the excavations.

7. To prevent surrounding soils from migrating into the trenches, the excavation
shall be lined with a permeable filter fabric or a similar filtering device.
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8. Inspection wells shall be constructed to allow monitoring of the performance
of the trenches.

In addition to the above listed provisions, the IP amendment also includes site-specific
development standards that assure the proper installation, monitoring and maintenance of the
polluted treatment facilities and incorporate construction related BMPs through the following
measures:

25. PRIOR TO APPROVAL OF THE SUBDIVISION IMPROVEMENT AGREEMENT
OR 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-14 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 Executive Officer for
the Regional Water Quality Control Board. This Plan should include identification of
which entity will be responsible for maintaining the stormwater systems, and the
means to assure that necessary funding to conduct operation, maintenance, and
monitoring activities are in place.

51. PRIOR TO RECORDATION OF ANY FINAL MAP OR ISSUANCE OF A GRADING
PERMIT, whichever occurs first, the applicant 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:

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
Sacilities. 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.

52. PRIOR TO RECORDATION OF EACH FINAL MAP, 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.

56. 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.

I Install sandbags or other erosion control measures to prevent silt runoff to public
roadways;
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J.

K

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.

To 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.

Pursuant to the above-sited grading and excavation sections of the existing IP and the site
specific development standards proposed to be incorporated into the LIP, development of the site
must be undertaken in a manner that ensures the long-term preservation of water quality. As
such, the County’s action on any coastal development permit for the proposed development
would need to be consistent with the water quality provisions of the IP which carryout the Water
Quality Policies of the certified LUP. Thus, the IP as amended is consistent with and adequate to
carry out Watershed and Water Quality Protection/Grading Policies of the Unit II LUP.

3.6

Water Quality Protection — Environmentally Sensitive Habitat Areas

Unit II LUP Natural Resources Policies provide:

(b) Other sensitive habitats include habits of rare or endangered species and unique plant
communities. Development in such areas may only be permitted when it depends upon
the resources of the habitat area. Development adjacent to such areas shall be set back a

5. Other Environmentally Sensitive Habitats

sufficient distance to minimize impacts on the habitat area. Public access to sensitive
habitat areas, including the timing, intensity, and location of such access, shall be
controlled to minimize disturbance to wildlife. Fences, roads, and structures, which
significantly inhibit wildlife movement, especially access to water shall be avoided.

4. Streams and riparian habitats. The policies contained in this section shall apply to

all streams in the Unit Il coastal zone, perennial or intermittent, which are mapped
by the United States Geological survey (U.S.G.S) on the 7.5 minute quadrangle
series.

e. Stream Buffers. Buffers to protect streams from the impacts of adjacent uses
shall be established for each stream in Unit II. The stream buffer shall be
established for each stream in Unit II. The stream buffer shall include the
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area covered by riparian vegetation on both side of the stream and the area
50 feet landward from the edge of the riparian vegetation. In no case shall
the stream buffer be less than 100 feet in width, on either side of the stream,
as measured from the top of the stream banks.

[ Development in Stream Buffers. No Construction, alternation of land forms

or vegetation removal shall be permitted within such riparian protection area.
Additionally such project applications shall identify a stream buffer area
which shall extend a minimum of 50 feet from the outer edge of riparian
vegetation, but in no case less than 100 feet from the banks of a stream.
Development shall not be located within this stream buffer areas. When a
parcels is located within a stream buffer area; design review shall be required
to identify and implement the mitigation measures necessary to protect water
quality, riparian vegetation and the rate and volume of stream flows. The
design process shall also address the impacts of erosion and runoff, and
provide for restoration of disturbed areas by replacement landscaping with
plant species naturally found on the site. Where a finding based upon factual
evidence is made that development outside a riparian protection or stream
buffer area would be more environmentally damaging to the riparian habitat
than development within the riparian protection or stream buffer area,
development of principal permitted uses may occur within such area subject
to design review and appropriate mitigation measures.

The development site is located approximately 400 feet from Lagunitas Creek. As discussed in Section
3.5.1.3, Lagunitas Creek is defined as an ESHA, consistent with Coastal Section 30107.5 and LUP Unit
II Natural Resources Policy 5(b). The Marin County Unit II LUP provides water quality protection of
Lagunitas Creek in two ways. First, Natural Resources Policy 3(b) provides special water quality
protections by prohibiting development within a minimum of 100 feet of a stream, as measured from the
top of the stream bank. Second, Policy 5(b) requires that development be sited in a way to minimize
impacts to ESHA areas. As such, development of the 18.59-acre site would be required, pursuant to
Natural Resources Policy 3(b) and 5(b), to be sited in such a way that water quality impacts that would
significantly degrade the habitat qualities of the creek would be prevented.

In accordance with these LUP policies, the Commission must determine whether the existing IP
provisions together with the proposed IP amendment would provide sufficient protection and would
prevent impacts that would significantly degrade Lagunitas Creek. The certified Marin County IP
contains provisions that would ensure the protection of the water quality of Lagunitas Creek consistent
with the above Natural Resources Policy.

The following provisions of the IP afford water quality protection for Lagunitas Creek:
Section 22.130.56
1. Wildlife Habitat Protection

2) Siting of New Development. Coastal project permit applications shall be
accompanied by detailed site plans indicating existing and proposed construction
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major vegetation, watercourses, natural features and other probable wildlife
habitat areas. Development shall be sited to avoid such wildlife habitat areas and
to provide buffers for such habitat areas. Construction activities shall be phased
to reduce impacts during breeding and nesting periods. Development that
significantly interferes with wildlife movement, particularly access to water, shall
not be permitted.

G. Stream and Wetland Resource Protection. The following standards shall apply to all
development within or adjacent streams identified as blue-line streams on the most
recent USGS 7 % minute quadrangle ma(s) for the project area.

3) For proposed projects located adjacent to streams, application submittals shall
include the identification of existing riparian vegetation as a riparian protection
area. No construction, alteration of land forms or vegetation removal shall be
permitted within such riparian protection area. Additionally, such projects
applications shall identify a stream buffer area which shall extend a minimum of
50 feet from the outer edge of the riparian vegetation, but in no case less than 100
feet from the banks of a stream. Development shall not be located within this
stream buffer area. When a parcels is located within a stream buffer area; design
review shall be required to identify and implement the mitigation measures
necessary to protect water quality, riparian vegetation and the rate and volume of
stream flows. The design process shall also address the impacts of erosion and
runoff, and provide for restoration of disturbed areas by replacement landscaping
with plant species naturally found on the site. Where a finding based upon factual
evidence is made that development outside a riparian protection or stream buffer
area would be more environmentally damaging to the riparian habitat than
development within the riparian protection or stream buffer area, development of
principal permitted uses may occur within such area subject to design review and
appropriate mitigation measures.

Consistent with LUP Policy 5(b), IP Section 22.56.130(I), Wildlife Habitat Protection requires
that development be sited in a way to minimize impacts on habitat areas. Consistent with LUP
Policy 3(b), Section 22.56.130(G), Streams and Wetland Resource Protection, requires that
development must be sited at a minimum of 100 feet from the top of bank of the stream.

As such, any development proposed for the 18.59-acre site would be required by the Wildlife
Habitat Protection and Stream and Wetland Resource Protections Policies, as well as the certified
implementation standards, to be sited in such a way that water quality impacts that would
significantly degrade the habitat qualities of the creek would be prevented. Accordingly, any
wastewater disposal system proposed for the site must be located a sufficient distance from the
creek to prevent significant water quality impacts from wastewater systems and polluted runoff,
even if the required distance exceeds the 100-foot riparian buffer distance provided by the above-
cited IP buffer provisions.

In addition to the existing IP provisions, the IP amendment includes site-specific standards to
further ensure the water quality protection of the creek. Provision 75 states:
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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 (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.
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 immediately with approved landscape vegetation.

C. All topsoil removed by grading operations shall be stockpiled for reuse onsite and
shall be protected from compaction, wind, and erosion during stockpiling.

Provision 75 requires the implementation of Best Management Practices (BMPs) designed to
protect the water quality of Lagunitas Creek by preventing erosion and decreasing sedimentation.

The proposed IP amendment also includes Provision 23, which requirés that:

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
Jfollowing items shall be submitted to the Planning Division:

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
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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.

Provision 23 includes measures to ensure that any development of the site includes wastewater
and stormwater system designs which 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. Under the newly proposed
standards any applicant proposing any development of the site would also have to obtain 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
written documentation would be submitted to the Regional Water Quality Control Board
(RWQCB) for review and approval by the RWQCB Executive Officer. These requirements
provide additional water quality protection for Lagunitas Creek by ensuring that the proposed
systems are correctly designed and have been approved by the RWQCB Executive officer.

Together, the IP Wildlife Habitat Protection and Stream and Wetland Resource Protection
provisions and the site specific development standards proposed to be incorporated into the
certified LIP ensure that any development of the 18.59-acre site would be located at a sufficient
distance away from Lagunitas Creek and that the wastewater and stormwater systems would be
designed to prevent water quality impacts that would significantly degrade the creek and would
be compatible with the continuance of the habitat values of creek. Thus, the above cited ESHA
and stream buffer provisions of the existing Marin County IP and the newly proposed site
specific development standards are consistent with and adequate to carry out Natural Resources
Policies 3(b) and 5(b).

Therefore, the Commission finds that the IP, as amended to rezone portions of the 18.59-acre
property and including an overall site development plan for the property, will conform with and
adequately carry out the policies of the LUP, as modified and certified, because the proposed IP
amendment would (1) be consistent with the proposed land use designations for the property, (2)
be consistent with the LUP requirements for the overall site development plan, and (3) provide
specific site development standards for the protection of water quality.

3.7 CALIFORNIA ENVIRONMENTAL QUALITY ACT

Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local
governments from the requirement of preparing an environmental impact report (EIR) in
connection with a local coastal program (LCP). Instead, the CEQA responsibilities are assigned
to the Coastal Commission. Additionally, the Commission’s LCP review and approval
procedures have been found by the Resources Agency to be functionally equivalent to the
environmental review process. Thus, under Section 21080.5 of CEQA, the Commission is
relieved of the responsibility to prepare an EIR for each LCP and LCP amendment submitted for
Commission review and approval. Nevertheless, the Commission is required when approving an
LCP to find that the LCP does conform with the applicable provisions of CEQA.
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As stated above, the County of Marin LCP amendment 1-MAJ-02 consists of a Land Use Plan
(LUP) amendment and a new Implementation Plan (IP). The Commission incorporates its
findings on Coastal Act and land use plan conformity at this point as it is set forth in full above.
These findings address and respond to all public comments regarding potential significant
adverse environmental effects of the proposed amendment that were received prior to preparation
of the staff report.

The Commission finds that approval of the County of Marin LCP amendment 1-MAJ-02 will not
result in significant unmitigated adverse environmental impacts within the meaning of CEQA.
Further, any future individual development projects would require coastal development permits
issued by the County of Marin, or in the case of areas of original jurisdiction, by the Coastal
Commission. Throughout the Coastal Zone, specific impacts associated with individual
development projects are assessed through the CEQA environmental review process. Thus, an
individual project’s compliance with CEQA would be assured. Therefore, the Commission finds
that there are no other feasible alternatives or mitigation measures within the meaning of CEQA
which would further reduce the potential for significant adverse environmental impacts.
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EXHIBITS
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Location Map

LCP Amendment Resolution of Submittal

ol S

Proposed New Development and Land Use Policy 8(b)(5)

Exhibit E (as referenced in Policy 8(b)(5)) and Overall Site Development Plan
Wetland Delineation
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Existing Zoning and Adjacent Zoning
10. Existing Drainage Regime
11. Visual Simulations

12. Proposed Zoning

APPENDICES
Appendix A: Substantive File Documents
Appendix B: Unit II LUP Wetland Policies

APPENDIX A: SUBSTANTIVE FILE DOCUMENTS

Marin County 2001. Final Environmental Impact Report for the Point Reyes Affordable Housing
Project. EDAW, Inc. November 29, 2001.

Marin County 2002. Addendum to the Final Environmental Impact Report for the Point Reyes
Affordable Housing Project. Marin County. March 18, 2002.

Marin County Local Coastal Program Unit 1, certified by the California Coastal Commission on
April 1, 1981
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APPENDIX B: MARIN COUNTY UNIT II LUP WETLAND POLICIES
Natural Resources

4. Wetlands. Wetlands in the Unit II Coastal Zone shall be preserved and maintained,
consistent with the policies in this section as productive wildlife habitats, recreational open
space, and water filtering and storage areas. Land uses in and adjacent to wetlands shall be
evaluated as follows:

a. Diking, filling, and dredging of wetlands shall be permitted only in conformance with the
policies contained in the LCP on this subject, presented on page 136. In conformance
with these polices, filling of wetlands for the purposed of single-family residential
development shall not be permitted

b. Allowable resource-dependent activities in wetlands shall be fishing, recreation
clamming, hiking, hunting, nature study, bird-watching and boating.

¢. No grazing or other agricultural uses shall be permitted in wetlands except in those
reclaimed areas presently used for such activities.

d. A buffer strip 100 feet in width, minimum as measured landward from the edge of the
wetland, shall be established along the property of all wetlands. Where appropriate, the
required buffer strip may be wider based upon the findings of the supplemental report
required in (e). Development activities and uses in the wetland buffer shall be limited
to those specified in 9a) and (b) above.

e. As part of the application for a coastal development permit on any parcel adjacent to
Tomales Bay, except where there is not evidence of wetlands pursuant to the Coastal
Commission’s guidelines, the applicant shall be required to submit supplemental V
biological information prepared by a qualified ecologist at a scale sufficient to identify
the extent of the exit sing wetlands, based on Section 30121 of the Coastal Act and the
area of the proposed buffer areas.

Diking Filling and Dredging

2. Acceptable purposes. The diking, filling and dredging of open coastal waters, wetlands,
and estuaries shall be limited to the following purposes:

a. New or expanded commercial fishing facilities;

b. Maintaining existing, or restoring previously dredged, depths in existing
navigational channels, turning basins, vessel berthing and mooring areas, and
boat launching ramps;

c. Incidental public service purposes, including but not limited to, burying cables
and pipes or inspection of piers and maintenance of existing intake and outfall
lines;
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d. Mineral extraction, including sand for restoring beaches, except in
environmentally sensitive areas;

e. Restoration purposes;

£ Nature study, aquaculture, or similar resource dependent activities;

h. In the Esteros Americano and de San Antonio, any alterations shall be limited to
those for the purposes of nature study, restoration, or very minor incidental
public facilities.

3. Conditions and standards. Diking, filling or dredging may be permitted for the
purposes specified above, provided that the following condition and standards are

mel.

There is no feasible less environmentally damaging alternative.

Where feasible mitigation measures have been provided to minimize
adverse environmental effects.

The activated are planned, scheduled, and carried out to avoid significant
disruption to marine and wildlife habitats, fish and bird breeding and
migrations, and water circulation.

The need for both initial and maintenance dredging shall be minimize by
careful design and locating of facilities with respect to existing water
depths, water circulation, siltation patters, and by efforts to reduce
controllable sedimentation.

In estuaries and wetlands the diking filling, or dredging shall maintain or
enhance the functional capacity of the wetland or estuary.

Dike and fill projects in wetlands shall include mitigation measured
specified in Section 30607.1
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EXHIBIT NO.

3

- MARIN CO., ICP

LCP Amendment

APPLICATION NO.
AMEND. 1-MAJ-02

MARIN COUNTY BOARD OF SUPERVISORS Resolution of
RESOLUTION NO. 2002-27 |Submittal(Pg 1 of 54)

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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SECTION1: CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS

L

III.

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 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.

WHEREAS based on the Final EIR and an Addendum, the Marin County Board of Superﬁsom
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

-
W=

I

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 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-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 (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.



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 visitor-serving
Sacility, preferably providing lower cost services to the maximum extent
feasible, 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 Exhibit E,
including all wetlands shall be consistent with the Local Coastal Program,
including provisions which mandate a 100foot 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.

CRORS

II. WHEREAS 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 also be considered as part of the LCP Amendment through the
Zoning Implementation Plan, and further depicted in the proposed zoning plan.

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
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.




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

MARK J. RIESENFELD :
CLERK OF THE BOARD OF SUPERVISORS
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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, fratemity 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. 1to 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-texichanges2-final.doc



] ‘1?

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

¥ %k %k ok sk ok kK ok ok sk sk ok ok ok 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 Gmdelmes, and
County CEQA procedures.

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.

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 REZONING 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 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 (CRMP-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 govem 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

CYNTHIA MURRAY, PRESIDENT
MARIN COUNTY BOARD OF SUPERVISORS

NOES: NONE
ABSENT: NONE

Attestr ”’A{f ﬁ Z ‘ )

MARK J. RIESENFELD
CLERK OF THE BOARD OF SUPERVISORS
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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 Agency — Planning Division

GENERAL

1.

The 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 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 Map 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 designation; (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 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. A

The Local Coastal Program Unit II is amended to incorporate the following new policy 8(b) to
New Development and Land Use 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 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, Jocations, 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 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.

8. No coastal development permit for a subdivision or division of the approximate 18.5%9-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.

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 rezoning 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 goven 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 fand 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.

Except as modified herein, plans submitted for approval of a Final Map, Improvement Plans, Building
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 “Point Reyes Affordable Housing,”
prepared by Chris Lamen and Associates, Architecture and Planning and Richard H. Olmsted,
AlA, Architecture and Planning, Inc., and dated January 2002;

C. Vesting Tentative Map and engineering plans 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 meta] 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 in 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 property 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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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 density 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
11 Recreation and Visitor Serving Policy 8(b) and Zoning Implementation Plan.

Future development of the public parking lot, restrooms, and the visitor-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 development 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 driveway 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 designed 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 Reyes 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 issuance 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

l!‘}

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 plan.

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 10 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 development and/or uses that would occur in the near future, 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 vears. In addition to
the foregoing, the applicant 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 4.
total of (1) the life of the Vesting Tentative Map given by the Subdivision Map Act; (2) the life given
the vested rights 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. 32 Each Final Map to record the Subdivision (Vesting Tentative Map) approved herein shall be l
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 Vestmg 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 Papermill 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 required in the preceding
condition of approval.

17. 34 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. 45- Improvements required by Title 20 (Subdivision), Title 24 (Development Standards), 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. 36: Construction of the water line extension shall be restricted to the dry season (April 15 to October

-

o

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. 7% The following restrictions and conditions shall be statgd or shown on an addendum page 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.

21.18. 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. Al 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 the 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
adeguate compensation for wetland buffer area disturbances, and that a monitoring plan has been
implemented to ensure the long-term success of these measures.

23.20. PRIOR TO RECORDATION OF THE FINAL MAPS FOR THE RESIDENTIAL OR VISITOR- I
SERVING USES, APPROVAL OF THE SUBDIVISION IMPROVEMENT AGREEMENT, OR
ISSUANCE OF A GRADING PERMIT, whichever occurs first, the following items shall be
submitted to the Planning 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, contracts, 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 acknowledges 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 |
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 Regiopal Water Quality Control Board. This Plan should include

identification of which entity will be responsible 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.)

2__2;_ 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

01?

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 submitted 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

10 1 Papermill Creek Road
11 3 Bostick Avenue

12 ) 1 Bostick Avenue

O 00~ N I LD

DEVELOPMENT

29. 26. PRIOR TO ISSUANCE OF A DEMOLITION PERMIT, the applicant shall prepare and submit a |

30. 27- PRIOR TO ISSUANCE OF A BUILDING PERMIT, the applicant shall revise the site plan or [

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. : ‘

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 shaH 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.

32,29 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, mallboxes 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.

34. 3}- 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. Alternatively, 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 applicant 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
‘LA!?:

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 Jocated 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 Exhibit “A,” including the 20-inch |
Monterey pine tree located within the Mesa Road nght-of-way within the sight distance for Bostick
Avenue. No other existing trees on the subject property shall be removed except to comply with Jocal
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. 37- 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 -
irrigated 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 Iandscéping 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. 41, 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 7|
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 operations 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 I'st
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 |

o*[?

ISSUANCE OF A GRADING PERMIT, whichever occurs first, the applicant 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 elevations.

F. Details for both proposed intersections with Mesa Road shall be provided. 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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I. 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.

J. 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 future walkway from the parking lot to Mesa Road.

50.4% PRIOR TO APPROVAL OF A SUBDIVISION IMPROVEMENT AGREEMENT OR

ISSUANCE OF A GRADING PERMIT, whichever occurs first, the applicant shall submit
documentation from the Fire Marshal approving the roadway/driveway widths and turnarounds.

51.4% PRIOR TO RECORDATION OF ANY FINAL MAP OR ISSUANCE OF A GRADING

PERMIT, whichever occurs first, the applicant 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 w1dth 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 MAP, 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.

53.50- 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.

54.54- 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

5754 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.

55.58. In addition to standard requirements for routine inspection and maintenance, AN Operation,

Maintenance, and Monitoring Program and Contingency Plana—mem%eﬂa-gené—eemmge;@r—p}aa 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 petformance. The plan should identify procedures
for conducting monitoring of ground water quality upslope, within, and downslope of the project site,
and other ambient conditions (e.g. rainfall and groundwater levels) in order to demonstrate
compliance with original wastewater system design criteria. The contingency component of the plan
should include actions to be taken in the event of malfunctioning 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.

Marin County Fire 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.

Page 16




North Marip 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 Mitizations

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
Sormat 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 landscaping 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 units. (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
#4.5-14)

71.6& 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. ‘Al pumping systems shall -include provisions for extended operation 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) .

73.78- 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 urinals and very low flow toilets that generate an average of 2 gpd/person or less
- 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 2,500-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 applicant 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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L. Adequate protection from siltation of the trench drains shall be provided during -.

construction through the use of best management practices (BMP).

2. Exposed soils shall be revegetated as soon as possible to prevent erosion.

3. Excavated surfaces shall be scarified to promote percolation upslope of the trenches.

4, The drain rock shall be washed prior td installation into the excavations.

5. 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.

75.72: PRIOR TO APPROVAL OF THE SUBDIVISION IMPROVEMENT AGREMENT OR

P

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. (Hyvdrology, #4.5-4, #4.5-12, and #4.5-14)

The following measures shall be implemented in accordance with the LCP:

A. 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. All sediment shall be retained on
site unless removed to an appropriate dumping location.

B. Temporary vegetation, seeding, muiching, or other suitable stabilization methods shall be used to
protect soils exposed during grading. Cut and fill slopes shall be stabilized immediately with
approved landscape vegetation.

C. All topsoil removed by grading operations shall be stockpiled for reuse onsite and shall be
protected from compaction, wind, and erosion during stockpiling.

76.73- PRIOR TO ISSUANCE OF A BUILDING PERMIT, the applicant shall implement the following

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.

B. 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.

C. 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)

7875 PRIOR TO ISSUANCE OF A BUILDING PERMIT, the applicant shall comply with the

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)

79.76- 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

B. 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:

The number of truck trips;

Time of day and location of street closures, if any;

Time of day arrival and departure of trucks;

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;

Provision of a truck circulation pattern;

o =% ®m o o w op

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 warning 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, Jocation 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.

84.8%-

To reduce construction-related emissions, applicable BAAQMD Basic and Enhanced Control

Measures controls shall be implemented at all construction sites. (4ir Quality, #4.9-1) Specific
controls to be implemented include the following:

A.
B.

e B e B« » B
Y »

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 (non-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.;
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, #4.10- |

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 am. 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.

mo oW

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 nearest
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 notise- or safety-related concerns or complaints.

§_683— In the event that previously unknown archaeological resources are discovered during 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 Development
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. (4rchaeological and Historic Resources, #4.12-1, #4.12-5)

87.84- PRIOR TO ISSUANCE OF A BUILDING PERMIT, the finish details and construction materials |
shall be approved by the Marin County Community Development Director in consultation with a
qualified architectural historian. (Archaeological 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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B.

Area would adversely affect the eligibility of the Historic Area as a National Register Historic ~

District; and

Approved by the Marin County Community Development Director. (4rchaeological 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

D.

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.

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).

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.

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. Fencing shall
be removed following the completion of construction. (Biological Resources, #4.13-9 and #4.13-11)

£8.91. 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
(inchuded 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

L INTRODUCTION

A

Background

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 the
monitoring program. o

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 conmstruction 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.

II. MITIGATION MONITORING AND REPORTING PROGRAM

A.

Management

The Marin County Community 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.
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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.

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




] ft,

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.

hiat]
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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 after 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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POINT REYES AFFORDABLE HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

inch vent that must be placed to the top of each
septic tank’s baffle wall to ensure proper flow
through the tank. Without these vents, the septic
systems could overflow, creating potential
public health hazards. This would be a
significant impact.

however, do not include the MCEHS-required 2-

L Implemented When Monitored | Verified by
Impact Mitigation by implemented by and date

4.2 Land Use Plan Consistency ;
Policies: RL-3.2 and RL~3.3e. 4.2-2: Reduce Visual Impacts. The proposed Applicant | Prior to . CDA
Marin County LCP Unit II Policy: landscaping plan shall be modified such that no trees or (%) issuance of a
Agriculture 1, other vegetation are planted in a manner that would block building permit
Marin Countywide Plan Policy: EQ-3.11. views or sunlight from adjoining properties. v
Marin County LCP Unit II Policies: New 4.2-3: Underground Utility Distribution Lines. All Applicant | Prior to CDA
Development and Land Use 3.d and S.e. utility distribution lines within the project site, including **) issuance of a

the proposed road rights-of-way, shall be placed building permit

underground.
Marin Countywide Plan Policies: A-1.1, A- 4.2-5: Subdivision Covenant. The project sponsor shall Applicant | Prior to CDA
1.5, and A-L.5. execute a covenant, subject to review and approval by (**) recordation of

Marin County, prohibiting further subdivision of the the Final Map,

market rate farm parcel created by the proposed project. or issuance of a

grading or
building permit

4.4 Wastewater Treatment and Disposal
4.4-2: Compliance with County Standards - {4.4-2: Compliance with County Standards - Septic Applicant | Prior to MCEHRS
Septic Tank Vents. Most of the proposed Tank Vents. To comply with county standards for septic ** issuance of a
septic tanks comply with MCEHS standards. tank design, a two-inch vent on the baffle wall of all septic construction
The design for the proposed septic tanks, tanks shall be constructed by the applicant. permit.

CDA Marin County Community Development Agency RWQCB
DPW Marin County Departiment of Public Works **)
EHS Marin County Environmental Health Services

Cur/tkl/projects/;;rah/edaW—mmrp. doc
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POINT REYES AFFORDABLE HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

"1 provided information regarding proposed septic
tank sizes for Mitigated Alternative Option 2. If
the septic tanks were not designed to meet
MCEHS standards for sizing, this would be
considered a significant impact.

parcels.

. implemented When Monitored | Verified by
Impact 'Mﬁigation by implemented by and date
4.4-3: Potential Overflow of Wastewater 4.4-3: Potential Overflow of Wastewater Treatment Applicant | Prior to MCEHS :
Treatment Systems. The septic systems for the | System. The dosing chambers and overflow tanks for the ** issuance of a
farm parcel, Papermill Creek Apartments, pressurized systems shall be sized to accommodate the construction
Williams Street Apartments, public restrooms, | peak day wastewater generation volume for the permit,
and future commercial use require corresponding land use to ensure compliance with County
pressurization. This type of system complies standards.
with MCEHS standards. In the event of an
electrical power failure or pump failure,
wastewater would require temporary storage In addition: Applicant | As specifiedin | MCEHS
within the dosing chambers (i.c., pressurized < High water alarms shall be installed in all wastewater " the Operating
pump chambers) and the emergency storage pumping systems, in accordance with County Permit issued
tanks. The proposed design for these systems standards, to alert the operator or maintenance staff of by MCEHS.
depicts an overflow pipe to an emergency a high level in the pump tank.
::g;afg t;:a:lé:):i‘:gtg;frln aéle?:zf_ :fntei};::g the <  All pumping systems s}.xall include provisions for
storage tanks, If the dosing chambers or ex?ended operation during general power outages
emergency storage tanks are not properly sized, using a portable emergency generator.
the sepﬁc systems could overflow du{ing a ‘< Scheduled and emergency maintenance ofpr essuri.'?ed
power outage or pump failure, creating potential systems shall be performed by a licensed septic
public health hazards. This would be a system, pump, or plurnbing contractor, septic system
significant impact. pumping service, or other qualified maintenance
person as identified in an Operating Permit, if issued
for the system by the County.
4.4-4: Compliance with County Standards - | 4.4-4; Compliance with County Standards - Septic Applicant { Prior to MCEHS
Septic Tank Sizing, MCEHS standards require | Tank Sizing. To comply with county standards for septic (**) issuance of a
septic tanks to provide a minimum of 2 days of | tank design, the project shall include septic tank capacity construction
detention volume. The project sponsor has not | sufficient to provide 2 days of detention volume for all permit.

CDA Marin County Community Development Agency RWQCB
DPW Marin County Department of Public Works {**)
EHS Marin County Environmental Health Services

Cur/t“jects@rah/edaw;mmrp. doc
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POINT REYES AFFORDABLE HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

expected to generate 2 gpd/person of
wastewater. At this generation rate, the
proposed 2,800-square-foot leach field would
meet MCEHS standards for sizing. Ultra low
flush and very low flow fixtures are not
specified for the proposed septic system,
however. If these fixtures are not used for the
public restrooms, the proposed leach field might
not meet MCEHS Standards for sizing and could
compromise the effectiveness of the system,
This is considered a potentially significant
impact.

leach field. The project proponent shall design the
project’s wastewater treatment system for the public
restrooms according to one of the following. 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. Low flow fixtures that gencrate an average of
3.5 gpd/person or less shall be used, a 2,500-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.

L Implemented When Monitored | Verified by
Impact Mitigation ' by implemented by and date
4.4-5: Compliance with County Standards - | 4.4-5: Compliance with County Standards - Public Applicant | Prior to MCEHS
Public Restroom Wastewater Treatment Restroom Wastewater Treatment System. There are ** issuance of a
System. The use of uitra low flush and very low | two methods available to ensure compliance with MCEHS construction
flow fixtures for the public restrooms are sizing standards for the public restroom septic tank and permit,

CDA Marin County Community Developiment Agency RWQCB
DPW Marin County Department of Public Works **)
EHS Marin County Environmental Health Services '

Cur/tkl{projects/prah/eddw-mmrp. doc
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POINT REYES AFFORDABLE HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

100-year, 24-hour storm event. The proposed
system includes a grass swale to intercept
surface runoff that might flow onto the site from
the WestMarin School and divert it toward the
central open space area. 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 is considered a
significant impact,

<

To accommodate surface runoff from the West Marin
School, the capacity of the proposed retention
facilities shall be sized to accommodate any school
runoff.

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.

CDA Marin County Community Development Agency RWQCB
DPW Marin County Department of Public Works (**)
EHS Marin County Environmental Health Services

Cur/tl“fects/pm}:/edawummrp.doc

Page 4

issuance of a

grading permit.

Regional Water Quality Control Board
Ipdicate on Compliance Plan

. implemented When Monitored | Verified by
Impact 'Mihgation by implemented by and date
4.5 Hydrology and Water Quality ;
4.5-2: Increased Offsite Surface Runoff - 4.5-2: Reduction of Peak Offsite Runoff Rates. To Applicant | Prior to DPW
Overland Flows. The proposed system has reduce offsite flood-related impacts and to maintain the (**) approval of the
been designed such that the project would result | design capacity of the infiltration trenches 1o the maximum Subdivision
in no increase in post-development runoff extent practicable, the following mitigation measures shall Improvement
volumes beyond existing runoff volumes froma | be implemented. Agreement or
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"POINT REYES AFFORDABLE HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

onsite soils to wind and water erosion that could
result in sediment being carried into Lagunitas
Creek. Stormwater contact with construction
materials and potential leaks of fuels or fluids
from construction vehicles or equipment could
contaminate surface or groundwater.
Construction-related degradation of surface or
groundwater quality is considered a significant
impact.

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.

Subdivision
Improvement
Agreement or
issuance of a
grading permit.

Ly implemented When Monitored | Verified by
Impact Mitigation by implemented by and date
During construction, the following measures shall be taken | Applicant { During DPW
to provide additional protection against the failure of the (**) construction,
infiltration trenches:
1. Adequate protection from siltation of the trench drains
shall be provided during construction through the use
of best management practices (BMP).
2. Exposed soils shall be revegetated as soon as possible
to prevent erosion.
3. Excavated surfaces shall be scarified to promote
percolation upslope of the trenches. '
4. The drain rock shall be washed prior to installation
into the excavations.
5. 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.
4.5-4: Construction-Related Water Quality 4.5-4: Construction Best Management Practices for Applicant | Prior to DPW
Degradation. Construction would expose Water Quality. In accordance with Marin County Code ** approval of the

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 conduwcwed during
the rainy season (October 15 through April 15) without

CDA Marin County Community Development Agency RWQCB Regional Water Quality Control Board
DPW Marin County Department of Public Works ** Indicate on Compliance Plan
EHS Marin County Environmental Health Services ’

‘ Page 5
Cur/tkl/projects/prah/edaw-mmrp.doc
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POINT REYES AFFORDABLE HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

roject site flows towards Lagunitas Creek, If

3 implemented When Monitored | Verified by
Impact _Mitigation by implemented by and date
prior approval by Marin County Department of Public
Works.
The following measures shall be implemented in Applicant | During DPW &
accordance with the LCP: *" construction. RWQCB
< 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. All sediment
shall be retained on site unless removed to an
appropriate dumping location,
< 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 immediately with approved landscape
vegetation.
< All topsoil removed by grading operations shall be -
stockpiled for reuse onsite and shall be protected from
- compaction, wind, and erosion during stockpiling.
4,5-6: Groundwater Quality Degradation 4.5-6: Improved Wastewater Treatment - Applicant | Prior to MCEHS
from Wastewater Treatment Systems. If Groundwater. Mitigation Measure 4.4-5 shall be (**) issuance of a
ultra-low flush urinals and very low flow toilets | implemented to ensure compliance with MCEHS standards construction
are not used for the public restroom, the relating to leachfield sizes and to ensure proper wastewater permit.
proposed leachfield would not meet MCEHS treatment.
standards for sizing and could result in
groundwater quality degradation from
insufficient wastewater treatment. This would
be a significant impact to groundwater quality. .
4.5-9: Effects on Water Quality of Lagunitas |4.5-9: Improved Wastewater Treatment - Lagunitas Applicant | Prior to MCEHS
Creek from Groundwater. Lagunitas Creek is | Creek. Mitigation Measure 4.4-5 shall be implemented to ** issuance of a
located approximately 400 feet south of the ensure proper treatment of wastewater., construction
project site. Groundwater below much of the permit.

CDA Marin County Community Development Agency RWQCB
DPW Marin County Department of Public Works {**
EHS Marin County Environmental Health Services

C ur/tk‘&ecm@rah/edaw-mmrp. doc
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POINT REYES AFFORDABLE HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

L Implemented When Monitored | Verified by
Impact Mitigation by implemented by and date

uitra-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. 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. This is considered a
 significant impact.

4,5-12: Cumulative Construction-Related 4.5-12: Cumulative Construction-Related Water Applicant | Prior to DPW
Water Quality Degradation. Construction of | Quality Degradation. Implement Mitigation Measure (**) issuance of a

the cumulative projects would expose onsite 4.5-4 (Construction Best Management Practices for Water grading permit

soils to wind and water erosion that could result | Quality). : or approval of

in sediment being carried into Lagunitas Creek. the Subdivision
Stormwater contact with construction materials Improvement DPW &
and potential leaks of fuels or fluids from Agreement. RWQCB
construction vehicles or equipment could }

contaminate surface or groundwater. During
Construction-related degradation of surface or construction.

groundwater quality is considered a significant

impact,

4.5-14; Cumulative Effects on Water Quality | 4.5-14: Cumulative Effects on Water Quality of Applicant | Prior to MCEHS b
of Lagunitas Creek. If the wastewater and Lagunitas Creek. Mitigation Measures 4.4-2, 4.4-3, 4.4- {**) issuance of a

surface runoff from the cumulative projects are | 4, and 4.4-5 shall be implemented to ensure proper construction

not properly treated, these projects could have | treatment of wastewater and captured surface runoff. permit.

cumulative impacts on the water quality of

Lagunitas Creek. This would be a significant As specified in | MCEHS
cumulative impact. the Operating

Permit issued
by MCEHS.

CDA Marin County Community Development Agency RWQCB
DPW Marin County Department of Public Works **
EHS Marin County Environmental Health Services
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POINT REYES AFFORDABLE HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

Impact

Mﬁigation

Implemented
by

When

Monitored
by

Verified by
and date

4.6 Geology and Soils

implemented

4.6-2: Earthquake Ground Shaking. During .
the lifetime of the project, the site 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 would be
considered a potentially significant impact.

4.6-2: Seismic Design Measures. The applicant shall

implement the following mitigation measures to reduce
Impact 4.6-2 (Earthquake Ground Shaking) to a less-than-
significant level,

(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,

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.

(b) 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.

Applicant
**

Prior to
issuance of a

building permit.

Prior to
issuance of a
building permit

Prior to
issuance of a
building permit

DPW

CDA

cDA

ChA Marin County Community Development Agency RWQCB
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POINT REYES AFFORDABLE HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

activity. Construction-related lighting would
generally be limited to nighttime hours, except
in foggy situations when lighting might be
necessary., Because the project site does not
currently experience light, high intensity lighting
during nighttime hours could be considered

need for nighttime construction lighting,

. Implemented When Monitored | Verified by
Impact ' Mitigation by implemented by and date
(c) Fill used during the construction of the project shall be )
properly designed with subsurface drainage and During DPW
adequately compacted (i.e., minimum of 90% relative construction
compaction as defined by the American Society for
Testing and Materials (ASTM D1557) to significantly
reduce fill settlement.
{d) Pnor.to the issuance of any gradfng or copstructlon Prior to DPW
permits the applicant shall submit for review and .
. . issuance of a
approval by the County a design-level geotechnical rading permit
investigation. Plan review and construction &
. . . ) or approval of
observation/testing is required by the project
) . . . the
geotechnical engineer. Final design of the proposed
: ; Improvement
improvements shall incorporate the results of the lan
“geotechnical investigation approved by Marin County. P
4.6-8: Expansive Soil. Isolated zones of 4.6-8: Expansive Soil Foundation Design and Grading. | Applicant | Prior to DPW and
slightly to moderately expansive soil are located | As a part of a design-level geotechnical report, specific (**) issuance of a CDA
within the project site. Damage to structures recommendations for mitigation of expansive soils under building permit.
from expansive soil would be considered a pavements and structures shall be provided, if moderate or
potentially significant impact. : 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.
4.7 Visual Resources and Nighttime Lighting
4.7-2: Construction-Related Lighting. 4.7-2: Limit Construction to Daytime. Construction Applicant | During DPW and
Project construction could include nighttime shall only occur during daylight hours to eliminate the (**) construction, CDA

CDA Marin County Community Development Agency RWQCB
DPW Marin County Department of Public Works **
EHS Marin County Environmental Health Services ’

' " Cur/tkl/projects/prah/edaw-mmrp.doc

Page 9

Regional Water Quality Control Board
Indicate on Compliance Plan




POINT REYES AFFORDABLE HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

Impact

'M*i'tiggtion

Implemented
by

When
implemented

Monitored
by

Verified by
and date

obtrusive to residential and commercial uses
adjacent to the project site. In addition,
nighttime construction lighting may also
temporarily contribute to sky glow. Therefore,
the visual impacts associated with nighttime
construction-related lighting would be
considered potentially significant.

4.7-4: Nighttime Effects of Vehicle
Headlights, 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 would be a significant
‘impact.

4.7-4: Headlight Screening. 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.

<

The landscape plan shall include sufficient shrubbery
along the western site boundary and along the western
side of the Bostick Avenue right-of-way 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 right-of-way to screen headlight glare froni
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.

Applicant
(**

Prior to
issuance of a
building permit

CDA

CDhA Marin County Community Developinent Agency RWQCB
DPW Marin County Department of Public Works **
EHS Marin County Environmental Health Services
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4.8

Transportation and Circulation

Site). Construction traffic would access the
Point Reyes Affordable Housing project site via
Mesa Road and Shoreline Highway. Also, water
pipeline construction is necessary in Shoreline
Highway. The additional construction-related
trips, which include truck delivery trips and .
construction worker trips would add vehicles to
local residential collector roadways. Access to
driveways adjacent to Shoreline Highway may
be temporarily interrupted on occasion. The
potential for pedestrian or bicycle conflicts
could exist. For these reasons, the impact of

construction traffic management plan shall be prepared
before the start of construction. The plan shall include the
following elements:

< The number of truck trips
Time of day and location of street closures, if any
Time of day arrival and departure of trucks

Limitations on the size and type of trucks

A A A A

Provision of a truck staging area, with limitation on
the number of trucks that can be waiting

‘< Provision of a truck circulation pattern

grading permit,
building permit,
or approval of
the subdivision
improvement
agreement

4.8-4: Adequacy of Visitor Serving 4.8-4: Adequate Parking Spaces (Future Visitor Applicant | Prior to CDA and
Commercial Parking, Site planning for the Serving Commercial). Any future project proposed for **) approval of a DPW
future visitor serving commercial use has yet to | the visitor serving commercial use shall include adequate Precise

occur, so parking supply has not been parking spaces sufficient to ensure that offsite areas are not Development

determined. If the future visitor serving adversely affected. Implementation of this mitigation Plan for the

commercial use were to provide inadequate measure would reduce potentially significant impacts commercial

parking spaces, offsite areas could be adversely | associated with parking for a future visitor serving use.

affected; this would be a potentially significant | commercial facility to a less-than-significant level.

impact.

4.8-8: Intersection Sight Distances. Buildings |4.8-8: Stop Sign at Proposed Mesa Road/Papermill DPW Prior to DPW
on the southwest comner of the proposed Mesa Creek Road Intersection. Prior to occupation of the issuance of the
Road/Papermill Creek Road intersection would | project, a stop sign shall be erected at the Mesa first building

not allow 150-foot stopping distances at this Road/Papermill Creek Road intersection to stop permit

intersection. Southeastbound vehicles entering | northbound traffic.

Papermill Creek Road from Mesa Road would

not have adequate visibility to make safe turning

decisions, and drivers may not consider looking

for northbound Mesa Road traffic before

proceeding through the intersection. This would

increase the risk of accidents at the proposed

intersection and would be a significant impact.

4.8-11: Construction - Related Traffic, 4.8-11: Construction Traffic Management Plan, To Applicant * | Prior to DPW and
Pedestrian, and Bicycle Impacts (Project minimize construction- related traffic impacts, a **) issuance of a CDA '

CDA Marin County Community Development Agency RWQCB
DPW Marin County Department of Public Works **)
EHS Marin County Environmental Health Services
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construction-related traffic would be potentially | o provision of driveway and side-street access plan
significant, along Shoreline Highway so that safe vehicular,
pedestrian and bicytle! 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)

< Maintenance of safe and efficient access routes for
emergency vehicles
< Manual traffic control when necessary

< Proper advance warning and posted signage
concerning street closures

< Notification of affected residences and businesses
along Shoreline Highway

< Provisions for pedestrian safety
< 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.

For the West Main School, a safe "route-to-school" plan : DPW,
should be developed as part of the traffic management School
plan that includes the designated sidewalks, street District,
crossings, location of crossing guards, location of any and
proposed signs, queuing areas, and times of day that the | Caltrans

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.

CDA Marin County Community Development Agency RWQCB  Regional Water Quality Control Board
DPW Marin County Department of Public Works , ** Indicate on Compliance Plan
EHS Marin County Environmental Health Services '
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4.9  Air Quality

4.9-1: Short-term Increases in Regional

4,9-1: Regional Critefia Pollutant Reduction

Criteria Pollutants. Construction and farming
activities would result in temporarily emissions
of NO,, ROG, and PMyp. Because the proposed
project does not include BAAQMD construction
control mitigation measures as part of the
project, construction emissions would be
considered to have a short-term potentially
significant air quality impact,

Measures. To reduce construction-related emissions,
applicable BAAQMD Basic and Enhanced Control
Measures controls shall be implemented at all construction
sites. Specific controls to be implemented include the
following: '

< 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
{non-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.

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.

< To the extent feasible, construction equipment shall
not be left idling for periods of more than 10 minutes.

Applicant
**

During
construction.

DPW and
BAAQM
D

CDA Marin County Community Development Agency RWQCB
DPW Marin County Department of Public Works {**)
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i

barriers) shall be constructed along the northwestern

site grading

To reduce potential farm-related increases in airbomne Farm As needed CDA and
concentrations of fugitive dust at nearby residential operator during farming | BAAQMD
dwellings and the West Mdtin School, the following dust operations.
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.
< Enclose, cover, or water twice daily exposed
stockpiles (earth, fertilizers, etc.).
< Limit vehicle speeds in unpaved areas to 15 mph.
< Plant crops or other vegetation in disturbed areas as
quickly as possible.
< Soil disturbing activities shall be suspended when
wind speeds exceed 20 mph.
4.10 Noise
4.10-1: Construction-Generated Noise, 4.10-1: Construction-Generated Noise, Applicant | During CDhA
Depending on the specific construction activities | < To reduce construction noise impacts, construction ** construction.
being performed and the equipment used, contractors shall be required to limit noise-generating
increases in average daily noise levels at nearby ' demolition and construction activities to between the
noise-sensitive receptors could potentially hours of 7:00 a.m. and 5:00 p.m., Monday through
exceed the County's land use compatibility noise Friday, and between the hours of 9:00 a.m. and 4:00
thresholds and result in an increase in average p.m. on Saturday. Construction activities shall be
daily noise levels of 3 dBA or greater. In prohibited on Sundays and holidays.
addition, interior noise levels at the nearby West | Equipment engine doors on motorized equipment shall
Marin Sghool cquld potcntnal.ly exceed 45 dBA be closed during equipment operation.
L.q associated with construction of the proposed . . . .
Williams Street Apartments. Consequently. < All construction equipment shall be equipped with
construction of the proposed project would be mufflers.
considered to have short-term, potentially < When not in use, motorized construction equipment
significant noise impact, shall not be left idling.
< Stationary noise-generating construction equipment
(e.g., generators and compressors) shall be located at
the greatest distance possible from nearby
noise-sensitive land uses.
< Anacoustic barrier (e.g., lead curtains, wooden sound Prior fo start of DPW

boundary of the project site (along the West Marin

CDA Marin County Community Development Agency RWQCB
DPW Marin County Department of Public Works *"
EHS Marin County Environmental Health Services
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e

School property line) to reduce construction-generated
noise levels associated with construction of the
Williamns Street Apaftments. The barriers shall be
designed to obstruct the line-of-sight between the
nearest occupied buildings and onsite equipment.
When installed properly, acoustic barriers can reduce
construction noise levels by approximately 10 dBA
(EPA 1971

< 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.

Applicant
(**)

Prior to site
grading

DPW

4.12 Archaeological and Historic

Resources

4.12-1: Prehistoric Resources. No prehistoric
archaeological resources are known to exist on
the project site, based on a literature search and
cultural resources surveys conducted by
Peterson, Patterson, Dietz, and Nelson (1976)
and David Chavez & Associates (2000),
However, construction activities associated with
development of the proposed project could
result in the discovery of previously unknown,
important prehistoric resources. This would be
considered a potentially significant impact.

4.12-1: Counstruction Cessation 1f Resources Are
Found. In the event that previously unknown
archaeological resources are discovered during 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 Development 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 notifted in accordance with State
regulations, Mitigation measures consistent with 321083.2
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 5 21083.2 of CEQA. Mitigation,
in accordance with a plan approved by the Marin County
Community Development Agency, shall be implemented

Applicant
**

During grading.

CDA

CDA Marin County Comimunity Development Agency RWQCB
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prior to commencement of work within the area of the

resource find.

41)

4.12-3: Effects of Proposed Building Design
{Construction Materials) on Historic

Resources. Although no known historic
resources are located within the project site, the
western portion of the site is located within the
Point Reyes Station Historic Area, as delineated
in the Marin County Local Coastal Program,
Unit II. The details provided in the project=s
application are not yet sufficient to render an
informed evaluation of the effect of construction
materials and level of finish on the National
Register District eligibility of the Historic Area.
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, the project
could adversely affect the National Register
District eligibility of the Historic Area. This is
considered a potentially significant impact.

4.12-3: Finish Details and Building Materials. 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,

Applicant
**

Prior to
issuance of a

building permit.

CDA

4.12-4: Effects of Future Visitor Serving

| Commercial Facility Design on Historic
Resources. The future visitor-serving
commercial parcel would be located within the
Point Reyes Station Historic Area identified in
the LCP. Because the future facility has not yet
been designed, it is not possible to evaluate the
effect of the future facility’s building design and
materials on the National Register district
eligibility of the Historic Area. If the building
design, final construction materials, 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

4.12-4; Design Review of Future Commercial Use.
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.

Applicant
**

Prior to Precise
Development
Plan approval
for the
commercial
use,

CDA

downtown core buildings, the project could

CDA Marin County Community Development Agency RWQCB
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adversely affect the National Register District
eligibility of the Historic Area, This is
considered a potentially significant impact.

'X
] ;’

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.

< 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).

4.12-5: Cumulative Impacts on Prehistoric 4.12-5: Construction Cessation If Resources Are Applicant | During grading. CDA
and Historic Resources. Implementation of the | Found. Implement Mitigation Measure 4.12-1 **)
cumulative projects could potentially uncover (Construction Cessation If Resources Are Found).
previously unknown prehistoric or historic Application of Mitigation Measure 4,12-1 on a project-by-
resources on the cumulative project sites. This | project basis would reduce potentially significant
would be considered a potentially significant curnulative impacts to archaeological resources to a less-
cumulative impact. than-significant level.
4.13 Biological Resources
4.13-3: Potential Disturbance of Raptor Nests | 4.13-3: Impacts te Nesting Raptors and Other Nesting Applicant | Prior to any tree CDA
and Other Bird Nests. Trees on and adjacent | Birds. The following mitigation measures shall be ** removal
to the site provide potential nest sites for raptors | implemented to ensure project impacts on raptors and occurring
_| and other birds. Raptors and their nests are other tree-nesting birds are reduced to a less-than- during the
protected under Section 3503.5 of California significant level. nesting season
Fish and Game Code and the Point Reyes < Tree removal shall be avoided during the nesting (February 1 to
Station Cgmmumty Plan mglude§ a policy to season (February | to August 31) to the extent August 31).
prevent disturbance of nesting birds. possible. If tree removal is required during the nesting
Implementation of the proposed project could season, a focused survey shall be conducted by a
result in loss or disturbance of active nests. qualified biologist to identify active nests in the trees
Therefore, this impact would be considered to be removed.
potentially significant. < Ifan active nest is found, the nest tree shall not be
removed until after the young have fledged {as
determined by a qualified biologist).
< Prior to construction during the nesting season, a Prior to CDA
focused survey for raptor nests shall be conducted by a construction.

CDA Marin County Community Development Agency RWQCB
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4.13-9: Construction-Related Impacts to
Seasonal Wetlands. If not properly demarcated

and protected, construction activities could
inadvertently damage the seasonal wetlands
_{ intended to be preserved. This would be a

significant impact.

4.13-9: Protect Seasonal Wetlands During
Construction. To avoid inadvertent impacts to seasonal

wetlands during constmctidp, 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. Fencing shall be removed following
the completion of construction.

Applicant
(**)

Prior to
tssuance of a
grading permit
or building
permit

CDA

4.13-10; Potential Impacts to Surrounding
Natural Communities from Introduction of

Invasive Species. Introduction of invasive
species as part of the landscaping associated
with the project could lead to the spread of
invasive species in the Point Reyes area. This is
considered a potentially significant impact,

4.13-10: Revised Landscaping Plan to Eliminate
Potential Invasive Plants. 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).

Applicant
**

Prior to
issuance of a
building permit

ChA
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Proposed New Development and Land Use Policy 8(b)(5)

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 (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:

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.

D. 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.

G. 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.

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.

b
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o w— DroieCt Boundary

Land Use Designation Boundary
® Single and Multiple-Family Residences Adjacent to Project Site

Source: Marin County, 1999,

EXHIBIT NO. s

APPLICATION NO.
MARIN CO. LCP

AMEND. 1-MAJ-02

Adjacent Land Uses

isting On-site and Surrounding Land Uses exien 4,11-1

Point Reyes Affordable Housing EIR P E
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Source: Marin County,' 1292,

On-site and Adjacent Zoning

EXHIBIT NO. 9

APPLICATION NO.
MARIN CO. LCP

AMEND. 1-MAJ-02
Existing Zoning and

Adjacent Zoning

vt 49.)
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: EXHIBIT NO. 10
APPLICATION NO.

2 MARIN CO. LCP
' ' AMEND. 1-MAJ-02
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Source: EDAW, 2001.
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EXHIBIT NO.
APPLICATION NO.

AMEND. 1- MAJ-02
jVisual Simulations

(Page 1 of 3)
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B. Proposed Project as seen from USCG Housing. ' |

Source: VIA, 2000.

Viewpoint 1 - Existing and Proposed Project (USCG Housing) axHer 4.7-2

Point Reyes Affordable Housing EIR
MARIN COUNTY

JN 0T053.01 12/00




A. Existing view from 2nd S;c‘r'éet“.

B. Proposed Project as seen from 2nd Street,
Source: VIA, 2000.

Viewpoint 2 - Existing and Proposed Project (2nd Street) xtiet 4,7-3
Point Reyes Affordable Housing EIR )
MARIN COUNTY ? EDAW

JN OT053.01 12/00
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C. Proposed Pro;ect with mature !andscep ng as seen from Sborellne Htghway at Williams Street
Right-of-Way.

Source: VIA, 2000.

Viewpoint 3 - Existing and Proposed Project (Shoreline Highway) ExHiar 4.7-4 .

Point Reyes Affordable Housmg EIR )
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aNl, M)
" »

4

Marin County

Community Development Agency
Coastal Zoning Plan

EXHIBIT D: COASTAL ZONING PLAN

‘Iamwmm‘n-atmmwmmauJ

EXHIBIT NO. 12

APPLICATION NO.
MARIN CO. LCP

AMEND. 1-MAJ-02

Proposed Zoning

POINT REYES AFFORDABLE HOMES PROJECT
857 Mesa Road, Point Reyes Station

Assessor’s Parcels 119-240-45, -46, -57, -58

‘ (Not to Scale)
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2169 Fast Francisco Boulevand, Suitc B
San Rafuc], CA 94901

41542581800

415-453-4927 Fax

LR N S

L]

PomtReyes Affordable Homes; Tne:

April 19, 2002

Sarah L. Borchelt

California Coastal Commission
45 Fremont Street, Suite 2000
San Francisco, CA 941055400

RE: Point Reyes Affordable Ilousing
Dear Ms. Borchelt:

Wc are writing this letter to clarify timing issucs related (o the financing for the
Point Reyes Affordable housing development.

From inceplion, EAH's goal in the Point Reves housing development has been o
create permanent affordable housing for local werkers. The goal will be impossible
to attain without over 3,000,000 in critical financing from the Low Income
Housing Tax Credit program for the 27 one, two and three hedroom family vental
unils, )

The Low Income Tousing Tax Credit program is the single biggest engine driving
the development of affordable housing in the nation. In California, like in many
other slates, the program has become so popular that the state has created highly
compelitive regulations to determine which projects receive awards. In most recent
years, only about ong in four projcct applications successfully received awards. This
year California sponsored two application rounds — March 26, and July 16. We have
alrcady submitted an application for the Pt. Reyces project in the March round,
knowing that the first round was likely to be less competitive. The state will
announce successful first round applications on May 29.

Should an applicant receive an allocation of tax credits, and subsequently fail Lo use
those credits within a scheduled time period, the applicant receives a penalty. This
penalty takes the form of “ncgative points™ scored against all applications submitted
by the applicant in the following two years. The impact of this penalty is so
onerous, that EA1l can not take unnecessary chances with its future tax credit
affordable housing developments. Accordingly, if the Point Reyes affordable
housing project fails to receive approval from the California Coastal Conunission in
the early May hearing, EAH will have no choice but 10 withdraw the tax credit
application from competition in the first round before any potential allocation can be



T By: EAH DEVELOPMENT DEPFT.; 415 453 3683; Apr-23-02 1:14PM; Page 3/3

April 23, 2002
Puge 2 .
granted. This would take the projcct out of the lesscr competitive first round,
lcaving only one further chance in July to compete for tax credits. Failure to rcecive
a tax credit allocation in these two rounds greatly increases the risk that the project
will never be built.

If you have questions or nced additional information about the Low Income Housing

Tax Credit program, or any othcr matter regarding the Point Reyes affordable _
housing application pleasc fcel [ree to contact Lamar Turner at (415) 258-1800 X *
27. '

Sincerely,
Dokl o

Lamar Turner
Scnior Project Manager
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irﬂ 24, 2002 '
e California Coastal Commiésion

45 Fremont Street, Suite 2000
San Francisco, CA 94105-2219

BOARD OF SUPERVISORS

.....

STE‘\’/E Kinsevy

ath bistrict County of Marin

RE: 1) Support for approval of the Local Coastal Program amendmant for the Pomt Reyes
Affardable Housing Project proposed by the Ecumenical Association for Housing and 2)
Recammendation to uphold the Marin County Board of Supervisors approval of a coastal petmit

Dear Commissioners,

As the County Supervisor for a district that encompasses a lengthy coastline, | am very aware of
the complex role your Commission plays in balancing protection of our natural resources and
visitor and community needs. The Point Reyes Affordable Housing project is a highly beneficial
effort which balances all of these issues, combining dssperately needed affordable rental and for-"-
purchase units with visitor serving opportunities, while ensuring protection of the adjoining creek

and wet(ands

This pro;ect has received an astomshnng degree of commumty support which is a tritute to tha
“lengthy and highly collaborative process that was sponsorad by the Project Applicant, the
Ecumenical Association for Housing. This strong endorsement by local residents is also indicative

alate and as residential housing is converted to short term accommodations. | am especially -

i a dramatic need for affordable housing — an issus which is heightened as housing costs

ased that the project has identified affordable. visitor-serving uses on the commercially zoned
portion of the property, in addition to providing public restroom facilities.

Regarding the one issue that has been somewhat controversial, wastewater disposal, there has-
been a remarkable effort to bring together all concerned parties, including Coastal Commission -
staff. .1 am confident that the process that has bgen established to. permit the waste disposal
systems will prevent any negative lmpacts and WI Il satisfy the responsible agencies.

I urge you to recognize the unique balance andasssentlal benefits provided by this undertak:ng |
encourage you to approve Local Coastal Progrém amendment and uphold the Marin County Board
of Supervisors’ unanimous endorsement of the: pro;ect { would also like to thank your staff for the

significant time that has been spent on this pro;;

the Commission’s review processes.

Please contact me at any time if yoh have ques

Sincel'ely, PR v Rl ey S

Frinced on revyciad paper

t as it has moved through both the County’s and

LA ST L B RIS R T e s T et BT

3%01 Civic Center Dr,, Suite 329
San Rafael, CA %4903
Phone 499-73%1 Fax 490.3645
E-maji skinsey@muarin.org
Officeholder 1DE 9703527

Marin Counly Civic Center’

1
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Marin County
Community Development Agenc

Alex Hinds, Directo

April 24, 2002

Lamar Turner

Point Reyes Affordable Homes Inc.

¢/o Ecumenical Association for Housing
. 2169 E. Francisco Boulevard, Suitc B

San Rafael, California 94901

Re:  Point Reyes Affordable Homes Local Coastal Program Amendment and Coastal Permit
857 Mesa Road, Point Reyes Station
Assessor’s Parcels 119-240-45, «46, 57, -58

. Dear Mr. Turner:

_As you know, on March 19, 2002, the Marin County Board of Supervisors voted to approve the Coastal Permit for
the Point Reyes Affordable Homes development and to recommend approval of an amendment to the Local Coastal
Program by the California Coastal Commission. Over the past two years, this project has undergone a rigorous and

- extensive review by the County and independent comsultants for all aspects of development, including the
feasibility of the proposed on-sitc stormwater and wastewater systems, and project mpacts on the coastal
environment.

Recently concerns have been raised about the feasibility of the proposed on-site stormwater and wastewater
disposal systems and pertaining to the depth of unsaturated soil beneath the proposed wastewater systems, nutrient
loading impact to coastal waters, and hydrologic effects between on-site stormwater and waste water systems.

In their action to approve the proposed development, the Board of Supervisors imposed stringent requirements to
ensure that the final design of the stormwater and wastewater systems would comply with County regulations and
required final review and approval of various components of the plan by the Regional Water Quality Control
Board’s Executive Officer prior to the County’s issuance of construction permits. ‘Their action further
incorporated all of the recommendations for conditions of approval that were requested by the Regional Water
Quality Control Board’s staff. These include provisions for monitoring and contingencies and reqmrcmmts fora
renewable operating perniit for each component of this development.

A key component of our stormwater and septic regulation for the project is the requirement for: prcparation and
approval of an Operation, Maintenance, and Monitoring Program and Contingency Plan (“Plan™) prior to
construction. The Plan will identify requirements for water quality monitoring, repair/replacement of
malfunctioning equipment, and other remedial measures to handle unexpected problems with the sewage and
stormwater systems, and will include the following components:

» A detailed description of how each system and relevant individual components are intended to function;

> Identification of the maintenance, monitoring, and financial requirements for the systems, including the
entity that would be responsible for these responsibilities;

» A listing of all scheduled routine preventative mamtcnance activities to ensure proper system maintenance

>

and performance;
Procedures for monitoring of ground water quality, including installation of both upgradlent and
downgrading monitoring wclls and observation ports;

3501 Civic Center Drive, #308 - S§n Rafael, CA 949034157 - Telephone (415) 489-6269 - Fax (415) 499-7880
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e » Provisions for a contingency compoanent that contains detailed actions to be taken in the event of
eguipment or-systemn “malfunction, due to unforeseen problems related ‘to nanocomphance with design '
criteria or ambient condition criteria;

. » Requirements to incorporate “thresholds as part of the monitaring component that would frigger

-

implementation of the remedial measures in the contingency component; and
» Requirements for the establishment of the necessary casements, infrastructure, and agreements for the use -
of additional backup reserve areas that could be used to enhance or replace leachfields for the individual

homes within the Papermill Creek Homes.

In order to maximize long-term protection of the on-site Wctlands, the Board of Supervisors also rEquircd approval
by the Regional Board Executive Officer of a long-term wetland protection plan which contains measures to
preclude adverse impacts to the protected wetlands onsite, monitoring the condition of these wetlands, and
implementation of contingency measures in the event the wetlands are adversely impacted by future uses.

Overall, we believe these requirements, in addition to other imposed mmganons, will serve to maximize the
protection of groundwater, wetlands, and other coastal resources.

o et Pclep D. St

Alex Hinds, Philip D. Smith
Director Chief, Environmental Health Services

Ce: Supervisor Steve Kinsey
Peter Douglas, California Coastal Commission
Blair Allen, Regional Water Quality Control Board
. Point Reyes Village Association
Tomales Bay Association
Elena Belsky
EAC of West Marin

Cur/tkl/projects/prah/ccc-letter

Page #2
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<3\ California Regional Water Quality Control Board |

| San Francisco Bay Region
Winston H. Hickox
" Seerewry for 1515 Clay Street, Suite 1400, Oakland, California 94612
Eaviranmental Pratsction Phone (510) 622-2300 3 Fax (510) 622.2460

B vssmurd Poelante

Intemet Address: hap:/wwav.swich.ca.gov

April 24, 2002
File No.2158.06 (BDA)
Mr. Peter Douglas, Executive Officer
California Coastal Commission
45 Fremont Street, Suite 2000
San Francisco, CA 94105-2219

SUBJECT: Point Reyes Affordable Homes Project, Polnt Reyes Station, Marin County -
Regional Water Quality Control Board Recommendatioas for Marin-
County's Conditions of Approval

Dear Mr. Douyglas:

The purpose of this letter is to confirm that recommendations regarding conditions of approval
for the Point Reyes Affordable Homes Project, as stated in our March 18, 2002, letter to the
County of Marin, were sufficiently incorporated into the County’s Conditions of Approval for the
Project, which were adopted by the Marin County Beard of Supervisors on March 19, 2002,

Our letter identified seven (7) specific conditions that we requested be included in the Conditions .
“of Approval for the Project. These conditions are necessary to ensure that the Project is
protective of water quality and focus on three general topics: wastewater system design,
adequacy, operation, maintenance, monitoring and permitting; protection of existing on-site
* wetlands; and stonn water management system operation and maintenance.

In accordance with the County’s Conditions of Approval, these water quality issues must be
resolved to our satisfaction before the County can issue permits necessary for project
construction. We are working with the project applicant, the County Environmental Health
Services staff and members of your staff to address these issues. We are confident that these
issues will be appropriately addressed before the Project receives final permit approvals from the
County. As long as the County resolves these issues, the Regional Board does not anticipate
adopting Waste Discharge Requirements for the Project.

If you have any questions about this matter, please contact me at (510) 622-2443, or Blair Allen
of my staff at (510) 622-2305.

Sincerely,

Y 7y

Bruce Wolfe, Zhief

Watershed ement Division

cc: Tom Lai, Marin County Planning Department
Lamar Turner, Ecumenical Association for Housing




