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SUMMARY

BEL MARIN KEYS UNIT IV - IGNACIO INDUSTRIAL PARK UNIT 3
MARIN COUNTY, CALIFORNIA

L REGULATORY PERMIT APPLICATION BY
JACK WEST AND SOILAND AND ASSOCIATES
PUBLIC NOTICE 9617-33
PUBLIC NOTICE 10906-33

( ) DRAFT ENVIRONMENTAL STATEMENT (X) FINAL ENVIRONMENTAL STATEMENT

Responsible Office: District Engineer
U.S. Army Engineer District, San Francisco
211 Main Street
San Francisco, CA 94105
(415) 556-3660

) [ Name of Action: (X) Administrative ( ) Legislative

2. Description of Action: Excavating and filling an approximate 99-
acre area for proposed lagoons, adjacent lots, and streets and to con-
struct individual boat docking facilities for each of the single-family
detached residences as part of the development of Bel Marin Keys Unit
IV. Excavating and filling an approximate 40-acre area for development
of an industrial/commercial complex as part of the development of
Ignacio Industrial Park Unit 3.

3. a. Environmental Impacts: Change in land use from open space to i
urban area; reduction of levee-impounded agricultural land, grassland, {
and marshland; increase in vehicular traffic; changes in air and water |
|
|

quality; change in noise levels; and water runoff alteration.

b. Adverse Environmental Effects: Loss of grassland and marsh- i
land; air, water, and noise pollution; disruption of drainage patterns;
and increased local traffic.

{
4, Alternatives: Permit denial; lower-density housing; project re- E
location; and partial development. ’

L Comments Received:

Advisory Council on Historic Preservation

U.S. Department of Health, Education, and Welfare

U.S. Department of the Interior

U.S. Department of Transportation }
Federal Aviation Administration
Federal Highway Administration




U.S. Environmental Protection Agency
California Department of Parks and Recreation
California State Lands Division

The Resources Agency of California

Bay Area Air Pollution Control District
Regional Airport Planning Committee

|

6. Draft Statement to CEQ: 11 February 1977. ’
Final Statement to EPA: IU APR Iérg 5 ;i i
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MARIN COUNTY, CALIFORNIA

PUBLIC NOTICE 9617-33
PUBLIC NOTICE 10906-33

Addition or Correction

Clarification is required concerning the flood hazard
potential. Executive Order 11988 discourages develop-
ment in flood plain areas. The areas to be occupied
by the Bel Marin Keys and the Ignacio Industrial Park
developments are currently subject to flooding and
will continue to be so until the grading for both
projects is complete. At that time, neither site
will be dike-dependent (see paragraphs 1.10 and 1.12,
page 3) for flood protection, since final minimum
elevations after a period of 30 years of settlement

as predicted by soils engineering studies would be
+7.0 feet above mean sea level for the street gutters,
+8.0 for the garage slabs, and +9.0 for the finished
floors. Drainage inlet grades would be at +7.0,

while storm drainage and ponding facilities would be
such that water would not reach the level of the
finished floors during a storm having a probability
of occurrence of once every one hundred years with

six inches of rainfall in one 24-hour period. How-
ever, if the storm occurred simultaneously with an
extreme high tide condition, minor street flooding
would result as the one-hundred-year flood elevation
is +7.0. These grading requirements are contained

in Marin County Ordinance No. 2245 (see Document A-16,
Appendix A). Also, it should be mentioned that the
Corps Novato Creek flood control project is still
under study and it is not known at this time if it
would be a factor that would affect either project's
design.

Gonzales and Oberkamper, Civil Engineers, Inc., per-
formed a hydrologic analysis for both projects, which
indicated that the incremental volume of runoff at-
tributed to the two projects would be less than 0.5
percent of the total runoff of the 5,200-acre water-
shed area. The quality of the runoff from the Unit

3 site is discussed in paragraph 9.16, page 53. The
runoff from the Unit IV site would be similar. In
addition, there is a Drainage Agreement between Marin

[
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Page Paragraph Addition or Correction

County and Soiland and Associates which would in-
fluence runoff from the Unit 3 development. A simi-
lar agreement is being developed between Marin County
and Jack West for the Unit IV development.

43-45 6.01-6.13 Clarification is required concerning the filling of
wetlands and the alternatives to this which are
available. Current Department of the Army Regula- ?
tions (33 CFR 320.4) strongly discourage unnecessary
work in wetland areas. The 99-acre Bel Marin Keys
site contains approximately 11 acres of seasonal
wetland, the remainder being farmland, for which
compensation is currently being negotiated (see
paragraph 1.28, page 6). The 45-acre Ignacio Indus-
trial Park site contains approximately 32 acres of
seasonal wetland, the loss of which has been compen-
sated by the donation of 119 acres of adjacent sea-
sonal wetland to the Marin County Flood Control and
Water Conservation District as permanent open space
and wildlife habitat (see paragraph 1.29, page 6).
These seasonal wetlands are important to migratory
birds as feeding and resting areas, but not as nest-
ing grounds. The proximity of these areas to exist-
ing light-industrial and residential development and
the disturbed condition (sporadically-placed fill
and rubble) of both areas has lowered their value to
wildlife, especially when compared to other less-
disturbed areas in the Novato Creek flood plain and
along San Pablo Bay to the east. Alternative sites
that would be available elsewhere in the Novato area
would involve similar topography as well as the
presence of seasonal wetlands; consequently, the im-
pacts would be similar or possibly more significant,
? especially if the alternative sites invoived less-
disturbed seasonal wetlands. Upland sites, due to
# the lack of suitable level ground necessary for
light-industrial development (office and warehouse
space) as proposed for Tgnacio Industrial Park and 3
: the lack of a water body for water-oriented single- -
family residential development as proposed for Bel
Marin Keys, were considered economically and prac-
tically unfeasible. Alternatives to the projects
are discussed on pages 43-45. Alternatives available
to the Corps are to either grant or deny the permits
or to condition the permits. The conditions must be
enforceable and must be agreed to by the applicant.
Neither project is considered water-dependent, although
i the Bel Marin Keys site development is based upon the
residents having access to the lagoon system, a factor
in the location of the Unit IV site.
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REGULATORY PERMIT APPLICATION BY
JACK WEST AND SOILAND AND ASSOCIATES
PUBLIC NOTICE 9617-33
PUBLIC NOTICE 10906-33

1.00. PROJECT DESCRIPTION

1.01. Proposed Project.* Jack West, Novato, California, has applied
for a Department of the Army permit to excavate approximately 1,000,000
cubic yards of material and to fill an approximate 99-acre area for
proposed lagoons, adjacent lots, and streets, as well as to construct
individual boat docking facilities for each of the proposed single-
family detached residences as part of the development of Bel Marin Keys
Unit IV, near Novato Creek, Marin County, California.

1.02. Soiland and Associates, Novato, California, has applied for a
Department of the Army permit to excavate approximately 455,000 cubic
yards of material and to fill an approximate 40-acre area for develop-
ment of an industrial/commercial area located along San Jose Creek, near
Novato Creek, Marin County, California. Approximately 32 acres are
under Corps jurisdiction.

1.03. Both applicants are applying through their agent, Gonzalez and
Oberkamper, Civil Engineers, Inc., San Rafael, California. The two
applications are being considered together under one environmental
statement for two specific reasons: similar (but not necessarily the
same) environmental impacts and similar cumulative impacts. The letters
of application can be found as Documents A-1 and A-2 in Appendix A.

1.04. Applied Science and Resource Planning, Inc., Marin County,
California, prepared a document for Jack West titled "Bel Marin Keys
Unit IV Environmental Impact Report.' Madrone Associates, Environmental
Consultants, San Rafael, California, prepared a document for Soiland and
Associates titled "Ignacio Industrial Park Unit 3 Final Environmental
Impact Report." This Final Environmental Statement will refer to the
Applied Science and Resource Planning document as Appendix B and to the
Madrone Associates document as Appendix C.

*In the following paragraphs of this statement "project site" will refer
to either Unit IV of Bel Marin Keys or Unit 3 of Ignacio Industrial
Park, while "project area" will refer to either the entire Bel Marin
Keys develcpment or the entire Ignacio Industrial Park development or
both.




1.05. The Bel Marin Keys project site is located south of Bel Marin
Keys Boulevard, adjacent to Units I, II, and III, just beyond the
corporate limit of the City of Novato. Hamilton Air Force Base's runway
is approximately one~half mile to the southeast, and the U.S. Route
101/State Route 37 interchange is one mile to the northwest. The
Ignacio Industrial Park project site is located to the west of the Bel
Marin Keys project, south of Bel Marin Keys Boulevard, on San Jose Creek
which is connected to Novato Creek by a tide gate after flowing through
drainage ditches to the north. See Plates 1 and 2 for the location of
the two proposed projects.

1.06. Authority. The Army's authority over these lands is based upon
Section 10 of the Rivers and Harbors Act of 1899 (RHA), 33 U.S.C. Section
403. As explained in Public Notices 71-22 and 71-22(a), dated 11 June
1971 and 18 January 1972 respectively, all work undertaken in navigable
waters below the plane of the mean of higher high waters (MHHW), in-
cluding all new work in unfilled portions of diked areas formerly below
MHHW, requires a permit from the Secretary of the Army acting through
the Chief of Engineers. The Army's authority over these lands is also
based on Section 404 of the Federal Water Pollution Control Act of 1972
(FWPCA), Public Law 92-500, 33 U.S.C. Section 1344, which requires a
Department of the Army permit for the disposal of fill material within
the navigable waters of the United States.

1.07. 1In response to the provisions of the National Environmental
Policy Act (NEPA), Public Law 91-190, 42 U.S.C. Section 4321 et seq., an
evaluation of the impacts of a proposed activity on all aspects of the
quality of the human environment is required prior to a permit applica-
tion being considered for approval. This environmental statement
addresses such an evaluation of the Bel Marin Keys Unit IV - Ignacio
Industrial Park Unit 3 projects. An evaluation of the entire Bel Marin
Keys project area is also addressed due to plans for eventually develop-
ing the land out to San Pablo Bay by Jack West, which will enlarge the
impacts discussed in this statement.

1.08. Additional Regulatory Requirements. The San Francisco Bay Con-
servation and Development Commission (BCDC) does not claim jurisdiction
over either project areas; therefore no BCDC permit is required for the
proposed activities. However, any work within 100 feet of the line of
highest tidal action of the Bay would require a BCDC permit. Both
applicants have applied to the Regional Water Quality Control Board for
certification. The Bay Area Air Pollution Control District (BAAPCD)
exercises regulatory authority over the Bel Marin Keys - Ignacio Indus-
trial Park projects. The California State Lands Commission claims
jurisdication over the Ignacio Industrial Park site, requiring a permit
for any dredging on the site. No jurisdiction over the Bel Marin Keys
site is claimed (see Document A-17, Appendix A).




1.09. The County of Marin has general-purpose government jurisdiction
over the project areas; however, the Ignacio Industrial Park area will
be annexed to the City of Novato upon completion of development under an
agreement with the Local Agency Formation Commission.

1.10. The Marin County Flood Control and Water Conservation District
has jurisdiction over development of the proposed projects with respect
to drainage and flood control. The District is an agency of the State
of California, governed by the Marin County Board of Supervisors, which
acts as the District's Board of Directors and which supervises flood
control activities in the seven flood control zones located in Marin
County. The two projects are located in Zone #1, which involves most of
the Novato Creek drainage system, including San Jose Creek.

1.11. Other agencies with jurisdictional or permit-granting authority
are the North Marin County Water District, Marin County Airport Land Use
Commission (ALUC), and Marin County Sanitary District #6. ALUC has
jurisdiction due to the proximity of the two projects to Hamilton Air
Force Base's runway and clear zone.

Project History.

1120 Bel Marin Keys. The Bel Marin Keys area is located within
what was previously known as the Marin Meadow Ranch. This property was
diked off from the Bay by 1897, with the area containing Unit 4 having
been diked off by 1887. The property was farmed until 1961, at which
time Mr. West acquired the property and began planning the Bel Marin
Keys development. Construction of houses began in late 1961 after
excavation of the lagoons had been completed. After completion of Unit
I, the construction of Units II and III began in the mid-sixties, with
the area between Bel Marin Keys Boulevard and Novato Creek becoming
developed. New construction began south of the boulevard in the late
sixties and has continued until the present time. Unit IV would be a
continuation of the development of Bel Marin Keys.

1.13. Ignacio Industrial Park. Ignacio Industrial Park was for-
merly part of Rancho San Jose, which was used for cattle grazing. The
property was divided up into parcels to be sold around 1946. Dairy
operations began then and continued through 1960. In 1969 Soiland and
Associates purchased 260 acres and did a study on the property, which
resulted in the formulation of the M-3 Ignacio Industrial Park Master
Plan, adopted by the Marin County Board of Supervisors in 1970. The
Master Plan included the acreage for Units 1, 2, and 3, as well as the
ponding area.

1.14. Units 1 and 2 were then sold to California Land and Construc-
tion Company (CLC Marin, Inc.), who have since developed both parcels.
Unit 3 is the last parcel left to be developed in Ignacio Industrial
Park. Figure 5, Appendix C provides a series of maps and an itemized
history of the project area.

et e e e it et
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Project Details.

i [ s Bel Marin Keys. Unit IV will cover approximately 99 acres,
of which approximately 48 acres will be developed for residential use.
The residential development will consist of 158 single-family detached
houses.

1.16. Approximately 51 acres will be dry excavated to create a
series of lagoons, which will be connected to the existing lagoons by
culverts. The excavated soil will then be used to create pads for the
proposed building sites and for access to them. Two existing streets
will be extended, and a new street will be constructed to intersect with
Bel Marin Keys Boulevard. Approximately five acres will be used as
miniparks, including an island in the middle of the largest proposed
lagoon. Refer to Figure 3, Appendix B for the overall scheme, as well
as Document A-16, Appendix A which contains Marin County Ordinance No.
2245,

T. 17, Ignacio Industrial Park. Unit 3 development is based on an
amendment by the applicant to the 1970 M-3 Master Plan for Ignacio
Industrial Park that would permit commercial and industrial uses on
approximately 40 acres of land. Unit 3 is one portion of a 59-acre
property adjacent to the existing Unit 1 and already-approved Unit 2.
Fill for Unit 3 would be excavated from the remaining 119-acre portion
of the site, which would become a public flood-ponding and wildlife
area. Refer to Figures 1 and 2, Appendix C for the overall scheme. See
Document A-9, Appendix A for the current M-3 Master Plan. The amendment
to the Master Plan has been approved by the Marin County Board of Super-
visors (Oberkamper, 1976).

1.18. Under the M-3 Master Plan amendment, Unit 3 will be developed
as an industrial park on land ranging in elevation from zero to six feet
above mean sea level (MSL). Filling will raise the elevation to approx-
imately 8.5 feet above MSL. Grading, development of streets, and em-
placement of utilities will follow the filling operation. The site will
be divided into 87 lots of approximately 5,000 square feet each.

1.19. As a result of excavation, changes will occur in the 119-acre
flood pond and wildlife area. These changes include the removal of a
six-acre knoll at the north end of the site, excavation of the area to
two feet below MSL, creation of an island or islands for wildlife, and
creation of a one-acre site for parking at the north end of the area.
The one-acre site could be used as a vista point, depending on what
Marin County decides as to its use.

Future Site Development.

1.20. Bel Marin Keys. Development of the remainder of the 1,138-
acre area will follow a residential-recreational concept, similar to the
existing Units 1, 2, and 3. The creation of keys would be continued
with a variety of residential uses, and deep-water access would be pro-
vided to the expanded system of lagoons (totaling 531 acres), as part of

\
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the development which would eventually reach San Pablo Bay. When the
property is developed, approximately 950 acres would be returned to
tidal action. An overall master plan for all the property has been pro-
posed, but not approved. See Figure 3A, page 2a, Appendix B for a
conceptual layout of future development.

1.21. Ignacio Industrial Park. Unit 3 is the last parcel of the
property between Bel Marin Keys Boulevard and the West property to be
developed.

1.22. Compatibility and Inter-Relationship of the Project with Existing
or Proposed Corps or Other Agency Projects. In addition to the Bel

Marin Keys Unit IV - Ignacio Industrial Park Unit 3 permit applicationmns,
the Corps of Engineers has evaluated several other projects in the
vicinity. See Plate 3 for the locations of projects adjacent to Ignacio
Industrial Park Unit 3.

1.23. CLC Marin, Inc. has placed fill on seven acres northwest of
Ignacio Industrial Park Unit 3, near Novato Creek, in preparation for
developing a 36-acre industrial park identified as Ignacio Industrial
Park Unit 2 as explained in Public Notice 10447-33. The seven-acre fill
area is the only part of the project site within the Corps jurisdiction.
Preparation of the site would consist of filling and grading the entire
site to an elevation of 12.7 feet above mean lower low water (MLLW).
Approximately 115,000 cubic yards of material would be imported from an
upland site for the seven-acre fill. See Document A-5, Appendix A for
details.

1.24. Soiland and Associates was granted a permit to excavate and fill
on a 5l-acre site, south of Ignacio Industrial Park Unit 3, near Novato
Creek in preparation for developing a 26-acre industrial park identified
as Bel Marin Commerce Park Unit 2 as explained in Public Notice 74-208-
147. Only 2.2 acres are within the Corps jurisdiction. The project
includes excavating a pond of approximately 25 acres which would serve

to hold storm runoff waters and using the 140,000 cubic yards of material
generated by the excavation to fill and elevate the remaining 26 acres.
See Document A-6, Appendix A for details.

1.25. The Bel Marin Keys Townhouse Association has received a permit to
retain an existing 247-foot dock, twelve 24-foot finger docks, a 10-foot
ramp and a 10-foot pad, and to construct 20 additional fingers from the
dock, located at the south end of the lagoon between Montego Key and
Caribe Isle near Bel Marin Keys Boulevard, adjacent to Novato Creek,

as explained in Public Notice 9518-33. See Document A-7, Appendix A for
details.




1.26. The Bel Marin Keys Community Services District has been given a
general permit for boat docks and piers in the Bel Marin Keys lagoons as
explained in Public Notice 10136-33. The purpose is to provide boating
access and facilities for the residents of the Bel Marin Keys develop-
ment, including Unit IV. See Document A-8, Appendix A for details.

1.27. The Corps of Engineers had proposed a Novato Creek flood control
project. Anticipated improvements included channelization, diversions,
underground conduit, a trail system, a picnic area, a boat ramp, parking,
and restrooms. Some of the creek would have remained in its natural
state. The proposed project would have been designed to reduce flooding
problems in the 4,000-5,000-acre Novato Creek flood plain, in which Bel
Marin Keys and Ignacio Industrial Park are located. The Corps now con-
siders the project economically unjustified; consideration is being
given to terminating the study.

I Fish and Wildlife Mitigation Proposals.

1.28. Bel Marin Keys. Compensation measures by the applicant in-
clude the provision for shallow areas around the lagoon islands to allow
the reestablishment of vegetation as well as the creation of the islands
themselves for wildlife habitat. The California State Department of
Fish and Game has suggested that the applicant could also compensate for
the effects on wildfowl and migratory birds by dedicating another por-
tion of the applicant's property to them, who would then instigate marsh
restoration by removing dikes. The Department of Fish and Game has also
suggested that a portion of a proposed golf course be devoted to an

] upland or marshland wildlife area (see page 20, Appendix B). Public
access to the lagoons and San Pablo Bay should be maintained as an
intrinsic part of any mitigation proposal. The recently created San !
Pablo Bay State Wildlife Area lies immediately to the east of the Bel

Marin Keys property, affording the opportunity for public access to the

Bay. A mitigation plan is currently being developed between the appli- |
cant and the above agencies.

1.29. Ignacio Industrial Park. A 119-acre parcel of land has been
donated to the Marin County Flood Control and Water Conservation District
for flood control and wildlife habitat as compensation. The parcel ad-
joins the project site to the east and northeast as indicated on Plate E
3. !
¥ |

1.30. Agency Acceptance. Final wildlife habitat compensation plans
are being formulated for the Bel Marin Keys project between the appli-
cant, the U.S. Fish and Wildlife Service, and the California Department
of Fish and Game. Compensation for the Ignacio Industrial Park project
is acceptable to the above two agencies.

=)}
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2.00. ENVIRONMENTAL SETTING WITHOUT THE PROJECT

2.01. Regional Setting. Bel Marin Keys and Ignacio Industrial Park are
located in the Novato Creek flood plain near San Pablo Bay. Both project
sites are on the south side of Novato Creek, with State Route 37 approx-
imately one-half mile to the north, San Pablo Bay to the east, Hamilton
Air Force Base approximately one mile to the south, and U.S. Route 101 a
short distance to the west. Nearby cities include Novato and San

Rafael, the two primary urban areas in northern Marin County, which are
to the northeast and south, respectively, of the subject area. See
Figure 4, Appendix C for an aerial view of the area.

2.02. Vegetation and Wildlife. The project area is within a low flat
coastal plain. Prior to 1897, when levees were built around the area,
extensive marshlands and mudflats occupied the site. Much of the area
has been farmed for approximately 75 years and is presently used for
growing hay and oats, with grasslands and herbaceous vegetation occupy-~
ing those areas not farmed. Much of the area is seasonal wetland, hold-
ing ponded rainwater during approximately half of the year except when
pumped dry for agricultural purposes. The area is considered valuable
to wildlife as both feeding grounds and nesting areas, with the manmade
lagoons on the site, Novato Creek, and San Pablo Bay providing fresh-~
and salt-water habitat in the area. The area serves as a buffer between
the marshes of San Pablo Bay and development to the west.

2.03. Bel Marin Keys. Several different biotic communities are
represented at the project site, The variety of habitat present allows
the area to support a diverse array of wildlife.

2,04, The lagoons, Novato Creek, and San Pablo Bay provide both
fresh- and salt-water aquatic habitat. Aquatic habitat supports such
benthic organisms as crustaceans and worms, which constitute food sources
for a variety of fish and birds. Fish, such as striped bass and sturgeon,
and birds, such as ducks, geese, and pheasants, that are present in the
project area vicinity, provide fishing and hunting opportunities.

Recent installation of floodgates and a lock at the Novato Creek and
lagoon system interface has introduced a physical impediment to aquatic
wildlife utilizing both areas and has also altered the effects of tidal
action.

2.05. Most of the project area consisted of bay mudflats prior to
the construction of levees and drainage ditches. Mudflats remaining in
the vicinity are found just on the bay side of the levee forming Bel
Marin Keys' eastern boundary. Mudflat biota consists principally of
lower organisms, such as bacteria, fungi, algae, and zooplankton.

These, in turn, serve as important food sources for higher organisms and
as decomposers.
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2.06. Marshy areas are found along portions of the Novato Creek
channel and the bay shoreline, as well as at a few locations in sur-
rounding lowlands. These fresh- and salt-water marshes are extremely
productive ecosystems in terms of food and oxygen. Numerous species of
ducks, geese, and other aquatic and shore birds feed on marsh plants,
while decomposing marsh plants comprise a valuable food source for
zooplankton, as well as for shrimp, clams, and other detritus feeders.
Tidal action distributes these marsh products throughout the bay.

2.07. A majority of the project site and vicinity is characterized
by grasslands and other herbaceous vegetation and is devoted to the
production of certified seed and hay. The continuing agricultural use
of parts of undeveloped Bel Marin Keys lands provides habitat for
various species of field wildlife, including a number of small mammals
and seed- and insect-eating birds. Despite substantial seasonal vari-
ation in habitat availability caused by farming activities, these agri-
cultural lands are considered to be valuable to wildlife as both feeding
grounds and resting areas. These fields also serve as a buffer between
marshes and existing development.

2.08. Ignacio Industrial Park. The project site consists of 59
acres of low, open marshy and upland fields with a small channel mean-
dering through the area to the north side of the property where it
crosses under Bel Marin Keys Boulevard, eventually draining into Novato
Creek. The channel receives fresh-water flows from both Pacheco and San
Jose Creeks. During the winter the overflow from the two creeks covers
much of the project site, including areas 1, 3, and 4, and the 43-acre
ponding area as shown in Figure 15, Appendix C.

2.09. Area l-marshy area. This area includes approximately 26
acres of the site. A large part of the area is wet and contains fresh-
water marsh plants such as water plantain, water parsley, rushes, and
sedges. Where the soil is drier, plants include brass buttons, thistle,
salt grass, and annual grasses, and there are numerous patches of willows
and Oregon ash. One group of large willows, in particular, forms a ,
sharp contrast to the flat surrounding area and provides a haven for [
wildlife. An abundance of birdlife is found at the site, including the

snowy egret and California quail. Mammals utilizing the area include

moles, raccoons, rabbits, weasels, skunks, and deer.

2.10. Area 2-grassy knoll. A 6-acre grassy knoll adjacent to
the northern boundary of Unit 3 rises to an elevation of 22 feet and
contains several large valley oaks. Owls, turkey vultures, and hawks
use the tall trees on the knoll for roosting. Mammals utilizing this
area include ground squirrels, rabbits, and voles.




2.11. Area 3-flat, disturbed area. This area consists of

approximately 90 acres of the site. The area has been disturbed by
grading activities, haul roads, and mosquito abatement procedures which
involved disking. Vegetation consists primarily of large patches of
annual grasses, fat hen, and brass buttons. Parts of the area are good
habitat for rodents where elevations are above winter flood levels,
providing food for hawks, owls, herons, and egrets which hunt in the
area. Mammals include raccoon, rabbit, fox, and deer.

2.12. Area 4-salt marsh and sloughs. There is a salt marsh
habitat located along Bel Marin Keys Boulevard near the northwest
corner of the site and along the existing slough. During the summer
water in the northern portion of the slough is stagnant and the re-
mainder of the slough is dry. Outlining its course are salt-tolerant
plants such as pickleweed, fat hen, alkali heath and salt grass. The
flow of water from Pacheco Creek and San Jose Creek is fresh, and the
dam at the junction of Novato Creek prevents tidal water from reaching
the site. The source of salt water appears to be two-fold. First, the
tide gates are known to have malfunctioned prior to 1970, permitting
tidal water to flow onto the site; second, the area was once an exten-
sive tidal marsh and the soil apparently still retains some salt. The
slough is well populated with heron, egret, duck, and coot, and raccoons
also use this area.

2.13. Endangered and threatened species. The Endangered Species
Act of 1973, Public Law 93-205, 16 U.S.C. Sec. 1531 et seq., provides
for the conservation of endangered and threatened species of fish,
wildlife, and plants. No endangered or threatened plant species have
been encountered on either project site. Endangered or threatened
wildlife species that may be present in the vicinity include the salt
marsh harvest mouse, California black rail, California clapper rail, and
California brown pelican. Since the California black rail, salt marsh
harvest mouse, and California clapper rail are restricted to salt marshes,
it is unlikely that they would be found at either project site although
they may be found in adjacent marshes. The brown pelican occasionally
passes through the general area, and may utilize both properties for
resting in rare instances.

2.14. Geologic Setting. The Bel Marin Keys and Ignacio Industrial Park
sites are located adjacent to each other and, as such, are included in
similar geological environments. The area in which the sites are
located is within the North Coast Range geomorphic province of Cali-
fornia. This province is characterized by a series of essentially
parallel northwest-trending ridges and valleys which developed as a
result of crustal warping. Major geologic structures such as fault
zones, fold axes, and geological units also have a northwesterly align-
ment. This part of the Coast Range is underlain at depth by a thick
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sequence of metamorphosed marine sedimentary rocks comprising the
Jurassic-Cretaceous age Franciscan formation, which are the oldest rock
types underlying the area. Franciscan rocks are exposed at various
locations around the city of Novato. These rocks consist predominantly
of graywackes, shales, and altered mafic volcanic rocks. The Franciscan
formation is overlain locally by a sequence of continental and marine
sedimentary rocks of the Jurassic-Cretaceous Great Valley series. In
the Novato area this sequence is comprised of interbedded sandstones,
shales, and conglomerates. The sedimentary rocks are exposed west and
northeast of the project sites and appear to be in fault contact with
the older Franciscan formation.

2.15. The youngest sedimentary deposits occurring in the area are found
on the flat bay plains in the southeastern part of the Novato area.
These deposits are former marshlands which consist of relatively soft,
unconsolidated silty sands, clays, and peats locally known as younger
Bay Mud. The Bay Muds within the general area occupy the flood plain of
Novato Creek and other adjacent natural drainage systems. Recent sur-
ficial deposits consist of stream sediments and man-made fills.

2.16. Major structural features include the San Andreas fault zone to
the southwest, the Hayward fault zone along the western base of the
Berkeley Hills, the Calaveras fault zone along the east side of the
Berkeley Hills, and the Rodgers Creek fault zone on the west flank of
the Sonoma Mountains.

2.17. Site geology. The Bel Marin Keys Unit IV and the Ignacio
Industrial Park Unit 3 sites are underlain by Quaternary bay and marsh-
land deposits and alluvium, all of which overlie Franciscan rocks
located at varying depths. Locally, these rocks, as well as geologic
structures, are concealed by a thick sequence of alluvial sediments,
which are of both marine and continental origin. A large portion of
the overlying sediments are derived from nearby hills and valleys.
Classification of samples from test borings as well as interpretation of
geophysical data indicate that the soft Bay Muds in the vicinity of the
projects are comprised of a thin, moderately firm upper crust underlain
by up to 60 feet of relatively soft, unconsolidated, saturated sil‘y
clays and sands containing organic material (Goldman, 1969). These
sediments increase in thickness to the northeast toward San Pablo Bay.

2.18. The regional geology, as well as the seismic refraction data
obtained for the materials underlying the Unit IV site, (Rice, 1973)
indicate that the soft Bay Mud in the area may be underlain by uncon-
solidated older stream channel deposits which, in turn, overlie bedrock.
Precise data of the locations and extent of the stream channel deposits
is not known; however, the bedrock is part of the Franciscan formation
of rocks which are exposed south and northeast of the sites.

10




S . v

2.19. Seismicity. The San Francisco Bay Area is located in a
seismically active region. The seismic activity is well-documented
historically and occurs as individual sudden movements on faults, re-
sulting in earthquakes, and also as fault creep. Three major fault
zones are located within the Bay Area. These are: the San Andreas
Fault west of San Francisco Bay, the Hayward Fault at the western base
of the Berkeley Hills, and the Calaveras Fault along the east side of
the Berkeley Hills. All are active and are considered a part of the San
Andreas fault system. The sites lie within this fault system with the
San Andreas Fault located about 14 miles to the southwest and the
Hayward and Calaveras faults located approximately 10 and 35 miles to
the southeast respectively. Other faults in the region that are con-
sidered to have been active during the past one million years include
the Mt. Burdell Fault, whose mapped location is shown slightly to the
northeast of the project sites, and the Tolay and Rogers Creek faults
about 6 and 7.5 miles to the northeast, respectively. In addition to
the major active faults of the San Andreas system, the Healdsburg Fault,
located 30 miles to the north of the site, has generated damaging
earthquakes during historic time.

2.20. The nearest known faults to the sites are those within the
geologically young Mt. Burdell fault zone, occurring just northeast of
Bel Marin Keys Unit IV. This zone constitutes the faulted contact
between relatively young volcanic rocks and the relatively old rocks of
the Franciscan and the Novato Conglomerate formations. The only seismic
indication of possible fault activity along the Mt. Burdell fault zone
during recent time is the alignment of a few minor (less than magnitude
3) earthquake epicenters during the last 40 years (Rice, 1973). However,
this fault also has considerable geologic field evidence of younger
sediment displacements, suggesting that it is an active fault. The
traces of the individual faults within this zone can be readily located
in some of the upland areas north of Novato, although extensions of
these faults through the bay plains and marshlands can only be projected
from the upland areas (Rice, 1973). The geophysical investigation
completed as a part of a study of the Bel Marin Keys Unit IV site did
not indicate that any of these fault traces passed through the site.

Two other faults have been mapped near the site, and the inferred loca-
tions show the Novato Valley and Indian Valley faults as being near or
under the northeast side of the Bel Marin Keys Unit IV site and slightly
southwest of the Ignacio Industrial Part Unit 3 site, respectively.
However, the location of these faults is not conclusively known as both
are covered with alluvium. Neither fault is considered to have been
active during the last one million years.

2:21: Other than the 8.3 Richter magnitude earthquake of 1906,
whose epicenter was about 15 miles to the southwest, the nearest epi-
center with a magnitude greater than 4.0 is located about 15 miles to
the southeast. The strongest seismic intensity experienced in the
vicinity of the sites was during the 1906 San Andreas event.
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2.22, Abundant evidence from many great earthquakes throughout the
world has shown that damage to buildings and utilities tends to be con-
siderably greater where they are located in deep, loose, compressible
deposits such as soft bay mud, than where they are on hard bedrock sites
(Rice, 1973).

2.23. Liquefaction. Liquefaction potential is generally highest in
partially-saturated or saturated cohesionless, fine-grained soils. The
results of a geotechnical study of the Ignacio Industrial Park Unit 3
site by Cooper-Clark and Associates indicate that the underlying sandy
soils are sufficiently dense or contain enough fine-grained binder soils
to minimize liquefaction potential. Because the sequence of "soft Bay
Mud" beneath the Bel Marin Keys Unit IV site typically consists of
interbedded peats, clays, silts, and sands in various stages of satu-~
ration, the liquefaction potential is not as great as might be expected.
The soils boring data on adjacent sites confirms the great variability
of the subsurface material.

2.24. Tsunamis. Tsunamis are sea waves generated principally by
seismic disturbances. Historically, the tsunamis that have reached the
California coast have originated in areas around the Pacific such as
Chile, Japan, the Aleutians, and Alaska and were caused by earthquakes
in or near the ocean. California earthquakes have not generated any
recorded tsunamis. The most recent tsunamis to strike the northern
California coast occurred in 1960 and 1964 when tsunamis were generated
by earthquakes with epicenters in Chile and Alaska, respectively.

2-253 A recent study (Department of the Army, 1975) indicates that

a 100-year tsunami would have a runup in San Pablo Bay, adjacent to the
two project areas, of 3.7 feet (mean sea level datum). A 500-year tsunami
would have an estimated runup of 5.1 feet.

2.26. Mineral resources. No significant mineral resources are
located within the limits of the sites.

2.27. Hydrology. From a regional viewpoint, Bel Marin Keys and Ignacio
Industrial Park are within the Novato Creek drainage basin, which covers
approximately 44 square miles in northeast Marin County and is drained
by Novato Creek which borders the project site on the north.

2.28. Numerous damage-producing floods have occurred in the basin
within recent history. Since 1900 it has been estimated that 25 flood-
producing storms have occurred in the area (Department of the Army,
1967). Occasionally, every 2-3 years, storm tides top the San Pablo Bay
dike and inundate 50-100 acres of the project area.

12




2.29. Natural surface waters near the project area include Novato Creek
to the north, San Pablo Bay to the east and San Jose Creek to the south.
Most of the area is seasonal wetland, holding ponded rainwater during
approximately half of the year except when pumped dry. Man-made surface
waters include 12-foot deep ditches that criss-cross the project area
for drainage, lagoons with attendant dwellings, and ponds to provide
flood-water storage.

2.30. Ground water is drawn down some four to eight feet below the
existing ground surface by pumps. The series of drainage ditches lead
to the pumps which discharge water into San Pablo Bay via tide gates
during flood conditionms.

2.31. Locally, the project area is influenced by drainage from the
5,200 acre San Jose Creek/Pacheco Creek watershed. This watershed
generally contains residential development in the areas where there is a
gentle land slope (0 to 20%+) with the heavily-wooded steeper hillsides
undeveloped. The applicant has calculated that the 100-year storm
runoff for a 24-hour period from the watershed would be 1,250 to 1,400
acre-feet.

2.32. Water from San Jose and Pacheco Creeks presently flows into the
existing Pond 2, then along the existing slough, and then drains into
Novato Creek via tide gates under Bel Marin Keys Boulevard.

2.33. Overflows from heavy winter storms flood the area proposed for
Ignacio Industrial Park Unit 3 as well as the lands in the 76-acre
parcel to the northeast which are below +3 or +4 MSL elevationm.

2.34. Water Quality. Soil salinity, agricultural and urban drainage,
and sea water are the predominant factors influencing water quality in
the area.

2.35. An analysis of the water on the Unit IV site was not undertaken.
The water would probably be of poor quality with high salinity, high
total dissolved solids, high biological oxygen demand, high nitrate
levels, and low dissolved oxygen. Sizable quantities of residual
pesticides might also be expected.

2.36. An analysis of the water on the Unit 3 site was not undertaken.
During the summer water in the northern portion of the slough is stag-
nant and has a considerable amount of dead algae. Water in the slough
is from adjacent agricultural drainage and from the runoff of San Jose
and Pacheco Creeks, which run through urban areas for parts of their
course.

13




2.37. Climate and Air Quality. The climate of the San Francisco Bay

Area is moderated by proximity to the Pacific Ocean. The project area
is characterized by a mild climate, with the annual temperature range
between the warmest month (July) and the coldest month (January) being
approximately 20°F. Annual precipitation is about 26 inches, with a dry
summer season. Tables 2 and 3 and page 14, Appendix B summarize the
climatic conditions in the project area.

2.38. In order to realize significant, long-term controls over air pol-
lution problems, it is necessary to evaluate an individual project's
impact on a region-wide scale and in terms of cumulative effects. The
Clean Air Act Amendments of 1970 require that all States submit an
Implementation Plan to the U.S. Environmental Protection Agency (EPA),
explaining control strategy which will be used to attain and maintain
ambient Air Quality Standards. These Implementation Plans are the
vehicles for drawing together a region's air quality planning efforts.
Elements of the Plan must provide for land-use and transportation con-
trols, source monitoring, air quality monitoring, and a procedure for
review, prior to construction, of the location of new sources of air
pollution.

2.39. In a revision to the State of California Implementation Plan the

State Air Resources Board recommended to EPA that the San Francisco Bay

Area be designated as an Air Quality Maintenance Area (AQMP) for partic-

ulate matter, oxidants, and sulfur dioxide. For each area designated as

an AQMP, a detailed analysis of the area's future air quality will be

performed. If this detailed analysis confirms that a national standard 13
will not be maintained through 1985 or attained by 1980, a long-term

maintenance plan will be developed. EPA and other air quality-oriented

agencies will review the air quality impact of the subject activities in

light of these plans.

2.40. Bel Marin Keys. The site proposed for Bel Marin Keys Unit IV
is currently not developed and is therefore not a source of air pollut-
ants. Bel Marin Keys Units I-III are developed and are currently a
source of air pollutants resulting primarily from automobile emissions.
The closest Bay Area Pollution Control District (BAAPCD) monitoring 4
station is in San Rafael, about 7 miles to the south. Table 4 of

Appendix C shows high average readings taken at that station. The
following summarizes conditions for San Rafael in 1975:
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POLLUTANT
Carbon Nitrogen Sulfur Total Suspended
Oxidant Monoxide Dioxide Dioxide Particulate
Maximum#* 13.0 10.0 15.0 0.018 30.0 (mean)
DSE** 1 1 0 0 0

*For oxidant and for nitrogen dioxide, maximum is the highest
hourly average value expressed in parts per hundred million.

For carbon monoxide, maximum is highest 8-hour average value

in parts per million. (The l-hour standard for carbon monoxide

was never exceeded during the year.) For sulfur dioxide, maximum
is the highest 24-hour average value expressed in parts per million.
For total suspended particulates, mean is the annual geometric

mean in micrograms per cubic meter.

**DSE is number of days ambient air quality standard was exceeded
in 1975.

2.41. Ignacio Industrial Park. The site proposed for the Ignacio
Industrial Park Unit 3 is currently not developed and is not a source of
air pollution. The Ignacio Industrial Park Unit 1, to the west, is
developed and is a source of vehicular emissions. The air pollutant
background data for this site is the same as that for Bel Marin Keys
Unit IV.

2.42. Social Setting. The two project sites are currently undeveloped.
Unit IV is adjacent to an existing 350-acre residential development
while Unit 3 is adjacent to industrial/commercial development. A mobile
home park lies to the southwest, while several farm buildings in a
wooded area are to the northeast of Ignacio Industrial Park.

2.43. Bel Marin Keys. Unit IV is located entirely within Marin
County Census Tract 1043. The 1974 population of the tract, which
includes Units I, II, and I1I, was 1,375, an average of 2.23 individuals
per household. School enrollment was 275, and the number employed was
570, of which 296 were employed in San Francisco and 274 in Marin County.
The major occupational categories were primarily professional and tech-
nical. The 1974 median family income was $16,000 per year, and only
three families had incomes below the poverty level.

2.44, In 1974 the tract contained 614 units, of which 554 were
owner-occupied and 60 were renter-occupied. The median value of the
owner-occupied units was approximately $75,000, and the renter-occupied
median rent was $275 per month. More current figures and not available.
Approximately one-third of the housing available in the tract was
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constructed between 1960 and 1965, and two-thirds between 1965 and 1968.
Construction of Units I, II, and III has been a major growth impetus in
Tract 1043.

2.45. Ignacio Industrial Park. A farm between Ignacio Industrial
Park and Bel Marin Keys and Los Robles Mobile Home Park comprise the

residential development near Unit 3. All other existing development is
industrial/commercial in nature and will be discussed in the section on
the economic setting.

2.46. Economic Setting. Bel Marin Keys and Ignacio Industrial Park
have traditionally been areas of agricultural activity, primarily the
production of certified seed and hay, for nearly three-quarters of a
century. Beginning in the "sixties," industrial/commercial activities
began to displace agriculture as an economic base for the area, and
residential development began. These changes have increased the value
of the land while, concurrently, revenue from property taxes has also
increased. All of the industrial/commercial development has occurred in
the Ignacio Industrial Park area west of Bel Marin Keys, and most of the
residential development has occurred in Bel Marin Keys.

2.47. Bel Marin Keys. The fiscal 1977-78 tax rate for undeveloped

property was $12.25 per $100 of assessed value and for developed prope-

erty in Units I, II, and IIT was approximately $i6.00 per $100 of assessed

value. The developed area is in the Bel Marin Keys Community Services

District. Land improvements and personal property were taxed at $9.00

per $100 of assessed value by the North Marin County Water District.

For example, a house purchased for $40,000 would have an assessed value .
of almost $10,000 and an annual property tax of $1,307.

2.48. The tax revenue generated from the undeveloped Unit IV site
is difficult to estimate since portions of two assessor's parcels are
involved. Roughly estimating, the annual tax revenue based on 1977-78
figures was approximately $1,013,000.

2.49, Ignacio Industrial Park. The 159-acre undeveloped property
that is proposed for Unit 3 development and for flood-ponding use was
assessed at $15,000 for 1975. The assessed value was divided between
Unit 3 and the flood-ponding area as follows: $5,812 for Unit 3's 40
acres and $9,188 for the 119-acre flood-pondipg area. The County-
appraised market value of $60,000 represents an average of $375 per
acre, or $.0086 a square foot, an extremely low land value for indus- {
trial/commercial property in Marin County. The current low assessed
valuation of the flood-ponding area is due to the property being sea-
sonally flooded and to various easements and restrictions. These
include the 46-acre drainage and ponding easements held by the Flood
Control District, a Pacific Gas and Electric Company tower line ease-
ment, and an airport approach zone clearance easement.
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2.50. At the 1974-75 tax rate of $10.61 per $100 of assessed value,
the property generated $1,590 in revenue, or approximately $9.94 per
acre. The property currently generates no other income and requires no
public expenditures except the cost to the Flood Control District of
monitoring and maintaining the drainage and ponding easements acquired
in January of 1975. See Table 5, Appendix C for the property valuations
of the entire Ignacio Industrial Park covered by the original M-3 Master
Plan. The revenue obtained is distributed amongst various school dis-
tricts and other special districts in Marin County.

2,51, Approximately 950 persons are employed in the project area.
About 500 work in the 65 enterprises comprising Hamilton Industrial Park
and 67 at Soiland Company, Inc. The remainder of the work force is
divided between Digital Telephone Systems, Inc. and Bel Marin Commerce
Park Unit 1. Employee density is 19 employees per acre at Hamilton
Industrial Park and approximately 50 employees per acre at Digital
Telephone Systems, Inc. Table 6, Appendix C lists the occupation of the
employees. The majority are of a skilled and semi-skilled type.

2.52. Community Services. The two projects are served by the same
districts, but due to the different purpose of each (residential com-
pared to industrial/commercial), some of the services are different.
Services are currently provided to Bel Marin Keys and Ignacio Industrial

Park by Marin County, several special districts, and private enterprises.

2:53. Bel Marin Keys. The proposed project lies within the juris-
diction of the Novato Unified School District, which includes ‘Hamilton-
Meadow Park School (grades 1-6), San Jose Junior High School (grades 7
and 8), and Novato High School (grades 9-12). Bus service is provided
between the existing development and each of the schools. Enrollment in
the district has been decreasing during the last several years, pro-
jected enrollment for the 1975-76 year being 11,500, 150 less than the
previous year. All three schools have capacity for more students. No
future expansion is planned, and several future school sites held by the
school district are being evaluated as to their future need. The north
campus of the Marin Community College District is under construction in
nearby Indian Valley.

2.54. Fire protection for the Bel Marin Keys area is provided by
the Novato Fire District from its station #3 at Entrada Drive, which was
recently completed. Response time to the area varies from two to three
minutes, depending on traffic conditions. Bel Marin Keys Boulevard is
the only access route to the development.

2+.55. The Marin County Sheriff's Department is responsible for law
enforcement in the area, which is on an established patrol route with a
service frequency of approximately once every two hours. Response time
to calls is ten minutes or less.
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2.56. The proposed project is within the jurisdiction of the North
Marin County Water District. Water shortage conditions now exist, and
regulations regarding new connections are in effect. These restrictions
prohibit any new service connection having a meter size larger than one
inch to the existing water distribution system. No new extensions to
the water distribution system are currently being planned.

2.57. Major water shortage problems occur in the district during
the peak summer usage period, and, consequently, the district is taking
measures to increase its water capacity. The upgrading of the Stafford
Plant has made additional water available, half of which has already
been allocated. An intertie agreement with the City of Petaluma will

allow more water to be available to the district during peak-use periods.

2.58. Sewer service is provided by the Novato Sanitary District No.
6. Sewage is treated at the Ignacio Treatment Plant and is carried by
an outfall line, after secondary treatment, to San Pablo Bay. The
plant, which has a capacity of 1.2 million gallons per day, has been
upgraded to meet increasingly stringent water quality standards set by
the San Francisco Bay Regional Water Quality Control Board. Under
current standards, the treatment plant has capacity for more development
in the area.

2.59. Solid waste disposal in the area is provided by the Novato
Disposal Service, which hauls the waste to the Redwood Sanitary Landfill
four miles north of Novato near U.S. Route 101. The landfill complies
with the local refuse disposal standards of the Marin County Health De-
partment. Gas and electricity are provided by Pacific Gas and Electric
Company, while Pacific Telephone Company provides telephone service to
the project area. The Bel Marin Keys Community Services District main-
tains the lagoon and levee system by contracting out any required work.

2.60. Ignacio Industrial Park. The project site is within the
boundaries of the Novato Fire District and is served by the recently
completed Station #3. Funds for the station, a new firetruck, and 12
additional firemen have been allocated from fire district taxes col-
lected in 1974.

2.61. When Ignacio Industrial Park annexes to the City of Novato,
it will be served by the Novato Police Department. Currently the Marin
County Sheriff's Department has jurisdiction in the area. Response time
is eight minutes or less.

2.62. The project site is currently served by the North Marin
County Water District. See paragraph 2.56 for a discussion of the water
shortage situation. The district is funded by initial charges made when
service is started, by monthly service charges, and by special bonds
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while property taxes are used to pay off bonds for increased water
supply. The developer pays for all construction costs incurred in
bringing water to the property. Ignacio Industrial Park Units 1 and 2
have been allocated nine and 38 acre-feet of water, respectively.

2.63. The Unit 3 site is not now within the boundaries of a waste~
water sanitation district. If development proceeds, it will annex to
the Novato Sanitary District No. 6. See paragraph 2.58 for a discussion
of the sewage treatment plant. Sanitary district funding is from con-
nection charges and property tax levies, and all on-site connections are
paid for by the property owner. In Ignacio Industrial Park's case, the
developer paid for the off-site connection to the treatment plant as
well. This connection was sized to serve Unit 3 as well as Unit 1 and
P

2.64. Solid waste disposal is provided by the Novato Disposal Ser-
vice, a private firm. Gas and electricity are provided by Pacific Gas
and Electric Company, while Pacific Telephone Company provides telephone
service in the project area. The Marin/Sonoma Mosquito Abatement Dis-—
trict undertakes abatement measures in response to complaints about mos-
quitoes and yellow jackets. Where property owners create breeding areas
for mosquitoes, the district can request that the property owner under-
take abatement procedures. The Marin County Flood Control and Water
Conservation District manages flood-ponding areas and is funded from
property taxes in Marin County. The Unit 3 site is in Zone #1, which is
funded by taxes on property within its boundaries.

Traffic Circulation.

2.65. Automobile traffic. The only vehicular access to the two
project sites is by Bel Marin Keys Boulevard, a two-lane street approxi-
mately 26 feet wide in the Ignacio Industrial Park area and a divided
four-lane street approximately 64 feet wide (not including the power-
line easement in the median strip) in the Bel Marin Keys area (see Plate
4). It intersects with Nave Drive and the Ignacio Boulevard/U.S. Route
101 interchange at its western terminus.

2.66. South of Bel Marin Keys Boulevard, Nave Drive is a two-lane
street serving nearby commercial uses and providing access to Hamilton
Air Force Base. North of the boulevard, Nave Drive has three lanes (two
northbound and one southbound) ending at Ignacio Boulevard. One north-
bound lane provides northbound access to the freeway while the other
serves as a left-turn lane onto Ignacio Boulevard.

2.67. The intersection of Bel Marin Keys Boulevard and Nave Drive,
including the northbound off-ramp from the freeway, has an awkward con-
figuration, requiring northbound traffic for Bel Marin Keys Boulevard

from the freeway to cross in front of southbound Nave Drive traffic and
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then to turn left in front of northbound Nave Drive traffic onto the
boulevard. Southbound traffic for Bel Marin Keys and Ignacio Industrial
Park requires a similar criss-cross pattern. A stop sign controls the
southbound traffic on Nave Drive while another stop sign controls the
westbound traffic on Bel Marin Keys Boulevard.

2.68. In September of 1974, the intersection was operating at Ser-
vice Level D (see Table 2, Appendix C for a description of the various
levels of service), a level involving substantial delays and queues on
approaches to the intersection. The current volume of traffic is 620
vehicles per peak hour and approximately 6,444 vehicles per day (see
Table 3, Appendix B).

2.69. At the present time the entire Ignacio Boulevard/U.S. Route
101 interchange is slated for funding under the Federal Urban Program to
revamp the current configuration if the program is extended by Congress
and if it stays as a high priority on Marin County's Federal Aid Urban
Project list. Revamping of the interchange will alter the traffic
circulation pattern, especially at the intersection of Nave Drive and
Bel Marin Keys Boulevard.

2.70. Bus traffic. The Golden Gate Transportation District operates
several bus routes serving the Bel Marin Keys-Ignacio Industrial Park
area; however, only one route leaves U.S. Route 101 at Nave Drive to
stop at Bel Marin Keys Boulevard. No routes enter the actual Bel Marin
Keys development, and the existing bus stop is not within walking dis-
tance of either project site.

2.71. Noise Setting. The existing noise levels of Bel Marin Keys and
Ignacio Industrial Park are fairly low, although the levels rise near
U.S. Route 101, State Route 37, Hamilton Air Force Base, and the North-
western Pacific Railroad tracks.

2y 12. Bel Marin Keys. The predominant source of noise in Units I,
II, and III is from internal traffic, power lawnmowners, and motorboats
being used in the existing lagoons. Ongoing construction activities in
Unit III provide a source of noise in that part of the development.
Aircraft operations provide intermittent sources of noise.

2.73. Ignacio Industrial Park. The major sources of noise in the
project area are aircraft taking off and landing at nearby Hamilton Air
Force Base, vehicular traffic on Bel Marin Keys Boulevard, and the con-
struction and operation activities of existing industrial/commercial
developments. The level of noise at the Unit 3 site is low.
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Visual Setting.

2,74, Bel Marin Keys. The project site and environs are comprised
of bay lowlands, with the exception of Headquarter Hill, which rises to
an elevation of 43 feet above sea level. The area offers expansive
vistas across San Pablo Bay to the east and views of hills to the west.
Hamilton Air Force Base facilities are the most prominent visual feature
looking south. The existing Bel Marin Keys units with homes and lagocns
characterize foreground views to the north, while the hills around Black
Point form background views. A large overhead power transmission line
traverses the property, primarily along the Bel Marin Keys Boulevard
right-of-way.

2.75. Residential structures introduced by preceding units are
visible from a wide area, due to the level topography that surrounds Bel
Marin Keys. State Route 37 affords an uninterrupted view of the com-
pleted units, although dikes block out most low profile features, such
as the lagoons. Clear views of the developed portion of the site are
not as readily available from U.S. Route 101, due to the freeway's
greater distance from Units I, II, and III, the presence of Headquarter
Hill, and the obstructions introduced by development that has occurred
along parts of this stretch of the freeway. Traffic on State Route 37
is likewise more visible from exterior portions of the project area than
that on U.S. Route 101.

2.76. Visual access of the lagoons from internal streets in the de-
veloped units is impeded by fencing, landscaping, and the spacing of
buildings.

210 Ignacio Industrial Park. Unit 3 is situated in what was once
a vast flood plain, extending from the City of Novato to San Pablo Bay.
A feeling of wide-open space exists on the site, broken only by the
group of trees along the dike and isolated large valley oaks growing on
the low hillside near Bel Marin Keys Boulevard. A small water tank
represents the only man-made landmark on the low hillside; otherwise,
the majority of the landscape is open and sparsely vegetated in the
summer, open and wet in the winter.

2.78. An area which retains water all year round is seen near Bel
Marin Keys Boulevard to the north. An area north of San Jose Creek has
abundant vegetation, including clumps of willows and Oregon ash. Fill
excavations for Pond 2 have scarred the land and have left dirt roadways,
large empty ponded areas, etc., across a 43~acre portion of the site.

2.79. Prominent features of the surrounding landscape include a
+120 feet MSL elevation hill on Hamilton Air Force Base, willows lining
the banks of San Jose Creek, landscaped and completed buildings of
Ignacio Industrial Park Unit 1, site preparation activities (bulldozers,
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trucks, blowing soil) on Ignacio Industrial Park Unit 2, traffic along
Bel Marin Keys Boulevard, and a cluster of eucalyptus trees on the
adjacent property to the east near Bel Marin Keys Boulevard.

2.80. Historical and Archeological Resources. The Coast Miwok Indians
were the native California people who occupied the region around San
Francisco and San Pablo Bays. In the early nineteenth century the
project area became a part of a large 6,000~acre estate, which was later
settled on by homesteaders. By 1897 levees were constructed along the
shoreline of San Pablo Bay to allow farming in the area. Agriculture
has been prominent in the area until the present time.

2.81. In compliance with Section 106 of the National Preservation
Act of 1966 (16 U.S.C. 470(f)), the most recent listing of the National
Register of Historic Places (Federal Register, 10 February 1976, with
monthly supplements) has been consulted and a determination has been
made that no National Register property would be affected by the pro-
posed projects. In compliance with Executive Order 11593 of 13 May
1971, the State Historic Preservation Officer has been contacted to
determine if there are any State Historical Landmarks or State Points of
Historical Interest which would be affected by the projects.

2.82. Bel Marin Keys. Records filed with the State Archeologist,

as well as a recent study of the Novato Creek watershed (Royston,
Hanamoto, Beck, and Abey, 1972), indicate that there are no known
archeological resources on the Unit IV site. There are, however, several
known sites to the south and west of the project site. The only struc-
tures of possible historic significance on-site are those associated
with the agricultural use of the site.

2.83. Ignacio Industrial Park. An archeological field investiga-
tion of the hill northeast of Unit 3 next to Bel Marin Keys Boulevard
(page VI(1), Appendix C) failed to discover any artifacts older than the
early nineteenth century (homesteading period).
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3.00. THE RELATIONSHIP OF THE PROPOSED ACTION TO LAND USE PLANS

3.01. Land Use and Zoning. Bel Marin Keys and Ignacio Industrial Park
lie in an area of Marin County that is used primarily for agricultural
activity. The current zoning of the Novato Creek flood plain is for a
mixture of water-related medium—density residential uses, industrial and
commercial uses, and agricultural uses. Hamilton Air Force Base is
zoned for public use.

3.02. Bel Marin Keys. Unit IV lies in an unincorporated portion of
Marin County, adjacent to the existing residential units I, II, and III.
Much of the undeveloped property, including Unit IV, is used for seed
and hay production, with storage facilities located on the site. Unit
IV is zoned RSP-1.6 (residential, single-family, planned 1.6 dwelling
units). The site also lies within an area zoned F-2 (secondary flooding
district) that requires certain standards of development.

3.03. A majority of the land adjoining Bel Marin Keys is undevel-
oped. Limited commercial, industrial, and residential (mobile home
park) development has occurred along U.S. Route 101 and its frontage
roads, including parts of Bel Marin Keys Boulevard. Light-industrial
development (distributing, warehousing, etc.) has been proposed west of
the freeway. Residential development to the north and research facil-
ities to the west are also proposed.

3.04. Ignacio Industrial Park. Existing land use in the project

area is depicted in Figure 6, Appendix C. As stated above, limited
commercial (Hamilton Industrial Park, Ignacio Industrial Park Unit 1,

and Bel Marin Commerce Park Unit 1) and residential (Bel Marin Keys

Units I, II, and III and Los Robles Mobile Home Park) development has
already taken place. In addition 15 acres are used by the Humane Society
of Marin as a wildlife refuge, located next to the south boundary of

Unit 2.

3.05. Unit 3 is zoned by Marin County for use as a planned indus-
trial district. Approximately two-thirds of the project site lie within
the S-1 (airport safety zone) district, adopted by the County in the
mid-fifties to protect surrounding land uses from potential aircraft
accidents. Unit 3 also lies within a secondary floodway district that
requires certain standards of development.

3.06. The Association of Bay Area Governments (ABAG). ABAG is a
voluntary council of local governments formed to meet regional problems
by cooperative action by cities and counties. All 95 cities and 