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SUMMARY

BEL MARIN KEYS UNIT IV - IGMACIO INDUSTRIAL PARK UNiT 3
MARIN COUNTY , CALIFORN IA

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
21.1 Main Street
San Francisco, CA 94105
(415) 556—3660

1. 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 Man n 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
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-
land; air, water , and noise pollution; disruption of drainage patterns;
and increased local traffic.

4. Alternatives: Permit denial; lower—density housing; project re—
location; and partial development.

5. 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
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U.S. Environmental Protection Agency
California Department of Parks and Recreation
Califo rn ia State Lands Div ision
The Resources Agency of California
Bay Area Air Pollution Control District
Regional Airpor t Planning Committee

6. Dra ft  Statement to CEQ: 11 February 1977.
Final Statement to EPA: 10 APR 1979 .
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• ERRATA SHEET

FINAL
ENVIRONMENTAL STATEMENT

BEL MARIN KEYS UNIT IV - IGNACIO INDUSTRIAL PARK UNIT 3
MARIN COUNTY , CALIFORNIA
PUBLIC NOTICE 9617—33
PUBLIC NOTICE 10906—33

Page Paragraph Addition or Correction

30 4.16 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 Man n Kays and the Ignacio Industrial Park
developmen ts are curren tly 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 0

elevations after a period of 30 years of settlement
as predic ted by soils eng ineer ing stud ies wou ld 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 facil ities 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 hundr ed years with
six inches of rainfall In one 24—hour period. How-
ever, if the storm occurred simultaneously with an
ex treme high tide condi tion , minor stree t flood ing
would result as the one—hundred—year flood elevation
is +7.0. These grading requirements are contained
in Man n 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 stud y and it is no t known at this time if it
would be a factor that would affect either project ’s
design.

30 4.18—4.20 Gonzales and Oberkamper , Civil Eng ineers , Inc., per— 0

formed a hydrolog ic analysis fo r  bo th projec ts, wh ich
indicated that the incremental volume of runoff at— 0

tributed to the two projects would be less than 0.5
percen t 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
add it ion , there is a Drainage Agreement between Man n

— :~~~~~~~~ :~~~~~~~~
~0
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Page Paragraph Addition or Correction
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County and Soiland and Associates which would in-
fluence runoff from the Unit 3 development. A simi-
lar agreement is being developed between Man n 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—acne Bel Man n Keys
site con tains approx imately 11 acres of seasonal
wetland , the remainder being farmland , for  wh ich
compensation is currently being negotiated (see
paragraph 1.28, page 6). The 45—acre Ignacio Indus-
trial Park site contains ap p rox imately 32 acre s of
seasonal wetland , the loss of which has been conpen—
sa ted by the donation of 119 acres of adjacent sea-
sonal we tland to the Man n County Flood Control and
Water Conservation District as permanent open space
and wildlife habitat (see paragraph 1.29, page 6).
These seasonal we tlands are impor tant to migra tory
bird s as feeding and res ting 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
wildl i fe , especially when compared to othe r less—
distu rbed areas in the Novato Creek f l ood p la in 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 involved less—
disturbed seasonal wetlands. Upland sites , due to
the lack of suitabl e level gro und neces sary for
light—industrial development (office and warehouse
space) as proposed for tgnacio Industrial Pai-k and
the lack of a water body for water—oriented single—
fami l y residential development as proposed for Bel
Man n Keys, were considered economicall y 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
enforceabl e and mus t be agreed to by the applicant.
Neither project is considered water—dependent , al tho ugh
the Bel Man n Keys site development is based upon the
residen ts hav ing access to the lagoon sys tem , a fac tor
in the location of the Unit IV site.
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FINAL
ENVIRONMENTAL STATEMENT

BEL MARIN KEYS UN IT IV — IGNACIO INDUSTRIAL PARK UNIT 3
MARIN COUNTY , CALIFORN IA

• REGULATORY PERMIT APPLICAT ION BY
JACK WEST AND SOILAND AND ASSOCIATES

PUBLIC NOTICE 96 17—33
PUBLIC NOTICE 10906—33

1.00. PROJECT DESCRIPTION

1.01. Proposed Project. * Jack West , Novato , Califo rn ia , has applied
for a Department of the Army permit to excavate approximately 1,000 ,000
cubic ya rds of material and to f i l l  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—
f amily detached residences as part of the development of Bel Man n Keys
Unit IV , near Novato Creek , Ma n n  County , California.

1.02. Soiland and Associates , Novato , California , has applied fo r a
Depa rtment of the Army permit to excavate approximately 455 ,000 cubic
ya rds of material and to f i l l  an approximate 40—acre area for develop-
ment of an industrial/commercial area located along San Jose Creek , near
Novato Cr eek , Mario County , California . Approximately 32 acres are
under Corps jurisdiction.

1.03. Both applicants are applying th rough thei r agent , Gonzalez and
Oberkamper , Civil Engineers, Inc . ,  San Rafael. California . The two 0

applications are being considered together under one environmental
statement fo r two specific reasons : similar (but not necessarily the
same) environmental impacts and similar cumulative impacts. The letters
of application can be foun d as Documents A—l and A—2 in Appendix A.

1.04 . App lied Science and Resource Planning, Inc . , Man n  County ,
Ca lifornia , prepared a document for Jack Wes t titled “Bel Mar io Keys
Unit IV Environmental Impact Report. ” Madrone Associates , Environmental
Consultants , San Raf ael , 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
App lied Science and Resource Planning document as Appendix B and to the
Mad rone Associates document as Appendix C.

*In the following paragraphs of this statement “project site” will refer  •

to either Unit IV of Bel Mario Keys or Unit 3 of Ignacio Industrial
Park , while “project area” will refer to either the entire Bel Man n
Keys development or the entire Ignacio Indus t r ial Park developmen t or
bot h.
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1.05. The Bel Mario Keys proj ect site is located south of Bel Man n
Keys Boulevard , adj acent to Units I , II , and III , just  beyond the
corpo rate limit of the City of Novato. Hamilton Air Force Base ’s runway
is app roximately one—half mile to the southeast , and the U . S .  Route
101/State Route 37 interchange is one mile to the northwest. The
Ignacio Indust rial Park project site is located to the west of the Bel
Nanin Keys proj ect , south of Bel Mar io Keys Boulevard , on San Jose Creek
which is connected to Novato Creek by a tide gate a f te r  flowing throug h
drainage ditches to the nor th .  See Plates 1 and 2 for the location of
the two proposed proj ects.

1.06. Authori ty .  The Army ’s author i ty  over these lands is based upon
Section 10 of the River s and Harbors Act of 1899 (RHA) , 33 U . S . C .  Section
403. As explained in Public Notices 71—22 and 7 1—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 , requi res a permit from the Secretary of the Army acting through
the Chief of Eng ineers. The Army ’s autho r i ty  over these lands is also
based on Section 404 of the Federal Water Pollution Control Act of 1972
(FWPCA) , Pub lic Law 92—500 , 33 U . S . C .  Section 1344 , which r equir es a

0 Department of the Army permit for the disposal of f i l l  material within
the navigable wate rs of the United States .

1.07 . In response to the provisions of the National Environmental
Policy Act (NEPA) , Public Law 91— 190 , 42 U . S .C .  Section 4321 et~~~~~., an
evaluation of the impacts of a proposed activity on all aspects of the
quali ty of the human environment is required prior to a permit applica-
tion being considered for approval. This env ironmental statement 0

addresses such an evaluation of the Bel Man n Keys Unit IV — Ignacio
Industrial  Park Unit 3 proj ects. An evaluation of the entire Bel Man n
Keys proj ect 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 proj ect areas; therefore no BCDC permit is required for the
proposed activities. However , any work within 100 feet of the line of
hi ghest tidal action of the Bay would require a BCDC permit . Both •

applicants have applied to the Reg ional Wate r Quality Control Board for
cer t i f ication . The Bay Area Air Pollution Control Distr ict  (BAAPCD)
exercises regulatory au thor i ty  over the Bel Man n Keys — Ignaclo Indus—
t rial Park projects .  The California State Lands Commission claims
j u risdication over the Ignacio Industrial Park site , requiring a permit
for any dred ging on the site. No jur isdict ion over the Bel Man n Keys
site is claimed (see Document A—l7 , Appendix A).
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1.09. The County of Man n has general—purpose government jurisdiction
oven 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 Man n County Flood Control and Water Conservation District
has j urisdiction 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 Man n County Board of Supervisors , which
acts as the Dist rict ’s Board of Di rectors and which supervises f lood
cont rol activities in the seven flood cont rol zones located in Man n
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 j urisdictional or permit—granting authority
are the Nor th Man n  Coun ty Water Distr ict , Man n  County Airpor t Land Use
Commission (ALUC) , and Mario County Sanitary District #6. ALUC has
j u risdiction due to the proximity of the two projects to Hamilton Air
For ce Base ’s runway and clear zone.

Project History.

1.12. Bel Mario Keys. The Bel Man n Keys area is located within 0

what was previously known as the Man n Meadow Ranch. This property was
diked of f f rom the Bay by 189 7, with the area containing Unit 4 having
been diked off  by 1887. The property was farmed until 1961, at which
time Mn. West acquired the property and began planning the Bel Man n
Keys development . Construction of houses began in late 1961 af ter
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 Mario 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 Man n 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 Ignaclo Industrial Park Master
Plan, adopted by the Mario 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 Man n , 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.

3
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Proj ect Details.

1.15. Bel Man n Keys. Unit IV will cover approximately 99 acres ,
of which app roximately 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 counected 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 Ma n n  Keys Boulevard . Approximately five acres will be used as
ininiparks , including an island in the midd le of the largest proposed
lagoon. Refe r to Figure 3, Append ix B fo r the overall scheme , as well
as Document A—l 6 , Appe ndix A which contains Man n County Ordinance No.
2245.

1.17. 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
approx imately 40 acres of land . Unit 3 is one portion of a 59—acre
prope r ty  adj acent 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 wildl ife
area . Refer to Figures 1 and 2 , Appendix C for the overall scheme . See
Document A— 9 , Appendix A for the current N—3 Master Plan. The amendment
to the Master Plan has been approved by the Mario County Board of Super—
visor s (Oberkamper , 1976).

1.18. Under the M—3 Master Plan amendment, Unit 3 will be developed
as an indust rial pa rk 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—acne
flood pond and wi ld l i fe  area . These changes include the removal of a
six—ac re knoll at the north end of the site , excavation of the area to
two feet below MSL , cr eation of an island or islands fo r wi l d l i f e, 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
Ma n n  County decides as to its use.

Futu re Site Development.

1.20. Bel Man n 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 residentia l 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 Mario 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

- Man n  Keys Unit IV — Ignacio Industrial Park Unit 3 permit applications,
— the Corps of Engineers has evaluated several other projects in the

vicini ty.  See Plate 3 for the locations of proj ects adjacent to Ignacio
Industrial Park Unit 3.

1.23. CLC Man n , 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—acne fill
area is the only part of the proj ect 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 f i l l .  See Document A—5 , Appendix A for - •

details .

1.24. Soiland and Associates was granted a permit to excavate and fill
on a 51—acre site , south of Ignacio Industrial Park Unit 3, near Novato
Creek in preparation for developing a 26—acre industrial park identified
as Bel Man n 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 ho ld storm runoff waters and using the 140,000 cubic yards of material
generated by the excavation to fi l l  and elevate the remaining 26 acres.
See Document A—6 , Appendix A for details.

1.25. The Bel Mario 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
Canibe Is le near Bel Mario Keys Boulevard, adjacent to Novato Creek , A

• as explained in Public Notice 9518—33. See Document A—7, Appendix A for
details.
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1.26. The !~e1 Man n Keys Comunity Services District has been given a
general permit for boat docks and piers in the Bel Mario Keys lagoons as
explained in Public Notice 10136—33. The purpose is to provide boating
access and facilities for the residents of the Bel Mario 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
Man n Keys and Ignacio Industrial Park are located. The Corps now con-
siders the project economically unjustified ; consideration is being
given to terminating the study.

Fish and Wildlife Mitigation Proposals.

1.28. Bel Man n 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
Man n 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 Man n 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
3.

1.30. Agency Acceptance. Final wildlife habitat compensation plans
are being formulated for the Eel Mario 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. EL~VIROt*1ENTAL SETTING WITHOUT THE PROJECT H

2.01. Regional Setting. Eel Man n 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 Ease 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 Mario 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 fiat
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 henbaceous 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 Mario 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 mudfiats prior to 4
the construction of levees and drainage ditches. Mudflats remaining in
the vicinity are found just on the bay side of the levee forming Bel
Man n 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 sun—
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

- o zooplankton, as well as for shrimp, clams, and other detritus feeders.
Tidal action distributes these marsh products throughout the hay.

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 Mario Keys lands provides habitat for
various species of field wildlife, including a number of small mammals
and seed— and insect—eating binds. Despite substantial seasonal van —
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 Mario 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 1—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.
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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 Man n Keys Boulevard near the nor thwest
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
plan ts 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 j unction 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 popula ted 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!~~., providesfor 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 -ne 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 Eel Manin 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 H
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 sun—
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 Eel Man n 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, (Ric’~, 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.
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2.19. Seismicity. The San Francisco Bay Area is located in a
seismically active region. The seismic activity is well—ducumented
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 Calavenas 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 Audreas 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
Eel Man n 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 Man n 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 Man n 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 util i t ies 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
pa rtially—saturated or saturated cohesionless , fine—grained soils . The
results of a geotechnical study of the Ignacio Industrial Park Unit 3
site by Coope r—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 Man n Keys Unit IV site typ ically 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.

2.25. 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 Man n Keys and Ignacio
Industrial Park are within the Novato Creek drainage basin, which covers
approximately 44 square miles in northeast Man n 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.
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2.29. Natural surface waters near the project area include Novato Creek
to the nor th , San Pablo Bay to the east and San Jose Creek to the south.
Most of the area is seasonal wetland , holding ponded rainwa ter dur ing
app roximately half of the year except when pumped dry. Man—made surface
waters include 12—foot deep ditches that cniss—cross the project  area
for dra inage , lagoons with attendant dwellings, and ponds to provide
flood—wate r 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 conditions.

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 Man n 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
pa rcel to the northeast which are below +3 or +4 MSL elevation .

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.
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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 cha rac terized 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),
expla ining control stra tegy which will be used to attain and main tain
ambient Air Quality Standards. These Implementation Plans are the
vehicles for  draw ing together a reg ion’s air quality planning efforts.
Elements of the Plan must provide for land—use and transportation con-
trols , source monitoring, air quali ty monitoring, and a proced ure f or
review, prior to cons truc tion, of the loca tion 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 fu ture air quality will be
performed. If this detailed analysis confirms that a national standard
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
li ght of these plans.

2.40. Eel Mario Keys. The site proposed for Bel Man n Key s Unit IV
is currently not developed and is therefore not a source of air pollut-
ants. Bel Man n Keys Units I—Ill are developed and are currently a
source of air pollutan ts resulting pr imarily from automobile emissions.
The closest Bay Area Pollution Control District (BAAPCD) monitoring
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—h ..ur average value
in parts per million. (The 1—hour standard foc 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.

**D5E 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 Mario 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 Man n Keys. Unit IV is located entirely within Man n
County Census Tract 1043. The 1974 population of the tract , which
includes Units I, II, and III, 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 Mario 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 appr~xitw~’-ely $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, 11, and III has been a major growth impetus in
Tract 1043.

2.45. Ignacio Industrial Park. A farm between Ignacio Industrial
Park and Bel Mario 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 Mario 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 de~relopment has occurred in
the Ignacio Industrial Park area west of Eel Man n Keys, and most of the
residential development has occurred in Eel Man n Keys.

2.47. Bel Mario 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 III was approximately $~6.OO per $100 of assessed
value. The developed area is in the Bel Man n Keys Community Services
District. Land improvements and personal property were taxed at $9.00
per $100 of assessed value by the North Man n 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 porti- ns 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 f or 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—pondii~g 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 f or indus—
trial/commercial property in Man n 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
acne . 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 Mario 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 Eel Man n Commerce
Park Unit 1. Employee density is 19 employees pen 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 corn—
pared to industrial/commercial), some of the services are different.
Serv ices are currently provided to Bel Mario Keys and Ignacio Industrial
Park by Mario County, several special districts, and private enterprises.

2.53. Bel Mario 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 Man n Community College District is under construction in
nearby Indian Valley.

2.54. Fire protection for the Eel Mario Keys area is provided by
the Novato Fine 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 Man n Keys Boulevard is
the only access route to the development.

2.55. The Mario 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
Man n County Water District. Water shortage conditions now exist, and
regulations regarding new connections are in effect. These restrictions
prohibit any new se rvice 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 Mario 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 Mario 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 Mario
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 Man n
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
2.

2.64. Solid waste disposal is provided by the Novato Disposal Ser—
v ice , a pr ivate firm. Gas and electricity are provided by Pacific Gas
and Electric Company, while Pacific Telephone Company provides telephone
se rv ice in the project area. The Marin/Sononia Mosquito Abatement Dis—
tnict 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 Mario County Flood Control and Water
Conservation District manages flood—ponding areas and is funded from
property taxes in Mario 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 Mario 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 Eel Man n 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 Eel Mario 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 Mario Keys Boulevard and Nave Drive,
including the northboun d off—ramp from the freeway , has an awkward con-
figuration, requiring northbound traffic for Bel Mario 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 Man n Keys and Ignacio Industrial
Park requires a similar cniss—cross pattern. A stop sign controls the
southbound traffic on Nave Drive while another stop sign controls the
westbound traffic on Eel Man n 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 t r a f f i c  is 620
vehicles pen 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 Mario 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 Mario Keys Boulevard.

2.70. Bus traffic. The Golden Gate Transportation District operates
several bus routes serving the Bel Mario Keys—Ignacio Industrial Park
area; however, only one route leaves U.S. Route 101 at. Nave Drive to
stop at Bel Man n Keys Boulevard. No routes enter the actual Eel Mario
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 Man n Keys and
Ignacio Industrial Park are fair ly low , al though the levels rise near
U.S. Route 101, State Route 37, Hamilton Air Force Base, and the North-
western Pacific Railroad tracks.

2.72. Bel Man n 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 aircra f t taking off  and landing at nearby Hamilton Air •

Force Base, vehicular traffic on Bel Mario 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 Man n 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 Mario Keys units with homes and lagoons
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 Mario Keys Boulevard
right—of—way . :1

2.75. Residential structures introduced by preceding units are
visible from a wide area, due to the level topography that surrounds Eel
Man n 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.

2 . 7 7 .  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 Eel Man n 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
Man n 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—acne 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 Man n Keys Boulevard, and a cluster of eucalyptus trees on the
adjacent property to the east near Bel Mario 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 Mario 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 Eel Mario Keys Boulevard
(page VI(l), Appendix C) failed to discover any artifacts olden than the
early nineteenth century (homesteading period).

22

- 0 - -  - - 
- -~~ --

- - - 
-.---~~~ 

~0_ r



- 
~~~~~ ~~~~ •~0 - 

~~~~~~~~~~~~~ :

3.00. THE RELATIONSHIP OF THE PROPOSED ACTION TO LAND USE PLANS

3.01. Land Use and Zoning. Eel Man n Keys and Ignacio Industrial Park
lie in an area of Man n 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. Eel Mario Keys. Unit IV lies in an unincorporated portion of
Man n 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. tTnit
IV is zoned RSP—l.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 Man n 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 Mario 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. Ignaclo 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 Man n Commerce Park Unit 1) and residential (Eel Mario 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 Man n as a wildlife refuge, located next to the south boundary of
Unit 2.

3.05. Unit 3 is zoned by Man n County for use as a planned indus-
trial district. Approximately two—thirds of the project site lie within
the S—l (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 nine
counties in the San Francisco Bay Area can be voting members. Currently
84 cities and seven counties (including Mario County) are members. ABAC
works toward solutions of regional problems and is the area—wide compre—
hensive planning agency for the Bay Region.
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3.07. ABAG ’s “Regional Plan 1970:1990” for the San Francisco Bay Region
was approved by the Association’s General Assembly on 30 July 1970.
Unlike the general plans adopted by cities and counties, this Regional
Plan will not be used as the basis for any detailed application of the
policy power on a parcel—by—parcel basis, as in the making of zoning or
subdivision regulations. Rather , the Plan provides regional policy
guidelines to encourage actions by appropriate agencies that will
initiate, direct , and promote regional growth and development of the
Regional Planning Framework as a guide to regional planning in the
future (ABAG , 1970).

3.08. Eel Man n Keys. The ABAG Regional Plan designates the pro-
posed Unit IV development site as “predominately residential.” The area
to the east and south of the project site is designated as “permanent
open space.” ABAG indicates that the location of residential develop-
ment and the condition of the environment will be important factors in
meeting regional goals. All governmental levels as well as the ‘rivate
sector should assist in providing the maximum numben of housing choices

~n terms of location, style, neighborhood , and price in each community.
(ABAG, 1970).

3.09. Ignacio Industrial Park. The ABAG Regional Plan designates
the proposed Unit 3 development site as “predominately basic employment”
and the 119—acne flood ponding and wildlife area as “permanent open
space.” ABAG indicates that maximum employment opportunities should be
available to residents within their own communities . The nature and
number of these jobs should , however, be consistent with the maintenance
of a livable environment (ABAG, 1970).

3.10. San Francisco Bay Conservation and Development Commission (BCDC).
BCDC was created in 1965 as a limited negional government agency specif-
ically authorized and directed to carry out the Bay Plan and empowered
to raise sufficient funds for this purpose. The objectives of the Bay
Plan are to protect the Bay as a great natural resource for the benefit
of present and future generations arid to develop the Bay and its shore-
line to their highest potential with a minimum of Bay filling (BCDC,
1969).

3.11. BCDC does not claim jurisdiction over either project areas;
however, any work within 100 feet of the line of highest tidal action
would fall under the Bay Plan. Future development of Bel Man n Keys out
to San Pablo Bay would adjoin tidal marsh, the designation given by the
Bay Plan to the shoreline of Novato Creek and San Pablo Bay .

3.12. Mario County. The Man n Countywide Plan is essentially a polit-
ical document that was prepared in 1973 under the supervision of the
City—County Planning Council , an organization made up of the 11 cities
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and the County under joint—powers agreement. The Countywide Plan
provides a general guide for the preparation of more detailed local
plans; it does not replace or substitute for los-al plans which are the
responsibility of each jurisdiction (Mario County Planning Department ,
1973).

3.13. Bel Mario Keys. The Countywide Plan designates the project
site as a “conservation zone” which applies to all development 1,000
yards inland from the shore of San Pablo Bay and to the provision of
safety areas such as flood plains and airport approach zones. The
County has approved the applicant ’s request for rezoning of Unit IV from
“open space” to “residential.”

3.14. Ignaclo Industrial Park. The Countywide Plan designates the
Unit 3 site as “business development area” with “open space” to the
north , east, and south. In addition , two of the four “conservation
zone” designations apply to most of the site. These designations apply
to a 300—foot—wide buffer on each side of all streams, to flood plains ,
and to airport safety approach zones, requiring the “finding of need”
criteria.

3.15. City of Novato. The Novato Area General Plan, prepared in 1967,
is essentially a picture of the physical environment that is to be
created oven a period of years, requiring the combined efforts of
private and public concerns (Mario County Planning Department , 1967).

3.16. Bel Ma n n Keys. Unit IV, though currently in an unincor—
porated area, is designated “water—related low—desity residential.”
This designation limits the number of dwelling units per acre to 0.1—
2.0. The proposed project involves a residential density of 0.1—3.0
dwelling units per acre.

3.17. Ignacio Industrial Park. The General Plan designates the
project area as “industrial” for the 45—acre Unit 3 and “marsh” fo r the
119—acne flood—ponding and wildlife area. Unit 3 is currently in an
unincorporated area, although the City of Novato has begun the process
of annexing Units 1, and 2, Eel Mario Commerce Park Unit 2, and adjacent
parcels. Unit 3 will be required to be annexed by the City when the
project annexes to the Novato Sanitary District No. 6 for service.

3.18. Master Plan for Ignacio Industrial Park. The Master Plan (see
Document A—9 , Appendix A) was prepared and approved in 1971 by the Mario
County Board of Supervisors. It is a conceptual plan for the develop—
ment of the 260—acre area consisting of Ignacio Industrial Park Units 1,
2, and 3, the flood—ponding and wildlife area, and Bel Man n Commerce
Park Unit 2. An amendment to the Master Plan is required for Unit 3,
which will cover office restrictions , noise provisions, lot sizing, f ill
level, building sizing, and permitted uses. The amendment has been
approved (see paragraph 1.17).
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3.19. Summary.~ Of the various plans that concern the area, bniefly
discussed above , the proposed projects are not at variance with them.

26

— :~~~ i. •.L



4.00. THE PROBABLE IMPACTS OF THE PROPOSED ACTION ON THE ENVIRONMENT

Impact on Land Use.

4.01. Bel Ma n n  Keys. The proposed project will change 99 acres of
essentially undeveloped agricultural land to residential and recreational
uses. Residential use will occupy 48 acres , parks and islands 5 acres ,
and lagoons 46 acres. Over one—half of the Unit IV site will be lagoons ,
which are intended to serve as aquatic habitat , ponding capacity, recre-
ation, and open space. Existing buildings will be removed or relocated
at an appropriate location. A rezoning of the 99—acre site was adopted
during December of 1976 to allow implementation of the project.

4.02. The Man n County Airport Land Use Commission (ALUC) and the
Man n County Planning Department have identified potential land use
conflicts between the continued development of Bel Mario Keys and the
future utilization of Hamilton Air Force Base. These include aircraft
noise contour zones, aircraft safety zones, and access and circulation
concerns , which could affect the proposed land use of Unit IV , depending
on whether the base continues as an airport or not.

4.03. Ig~nacio Industrial Park. The proposed project will change
approximately 45 acres of current open space to commercial and light—
industrial uses. Approximately two—thirds of Unit 3 will be within an
S—i zoning district (airport safety zone), which restricts permitted
uses , building height limits , and employee densities. The existing 119—
acre open space between Unit 3 and Bel Mario Keys will remain, serving a
dual role as a flood—ponding area and as a wildlife habitat.

4.04. Cumulative impacts. Completion of both projects , including
existing and future development , will change approximately 2,000 acres
of land from agricultural use to a combination of residential , commer—
cial, light—industrial , and recreational uses. The former open space of
the area will have been transformed into urban space , contrasting with
the basic agricultural use of the Novato Creek flood plain .

Impacts on Vegetation and Wildlife.

4.05. Bel Man n Keys. Approximately 99 acres of open space/wild-
life habitat would be replaced by lagoons, residential development , and
landscaping plants , and resident plants and animals would be eliminated
from the site. There will be an increase in human and domestic animal
disturbance to nearby marshes, which will degrade possible marsh restor-
ation areas being considered by the California Department of Fish and
Game to the west and north of the projec t site. The depth and con-
figuration of the proposed lagoons would create habitat favorable to
various aquatic species , particularly striped bass , and the Department
is currently evaluating the establishment of striped bass fisheries in
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similar lagoons. However , the lagoons would be unsuitable for waterfowl
nesting areas , due to the proximity of residences and the possible use
of small boats. Additional enhancement measures would be required for

- wildlife to use the lagoons as feeding and nesting areas .

4.06. Ignacio Industrial Park. Development of Unit 3 will reduce
by 45 acres the available open space/wildlife habitat on the site.
There would be a complete loss of the upland habitat created by the
grassy knoll and large oak trees , and animals utilizing the area would
be eliminated . An adverse impact on animals sensitive to human and
domestic animal activities can be expected in the area and on those
an imals in the nearby refuge . Mosquito and midge production in the
area , although pr ovid ing food for  birds , might be a problem , and there
would be an adverse impact on vegetation resulting from parking lot
pollutants in storm—water runoff.

4.07. Cumulative impacts. Past , presently proposed , and future
d evelopmen t would adversely effect the existing vegetation and wildlife
on approxima tely 2,000 acres of land and eliminate most of the existing
wildlife habitat , as well as most of the seed and hay production areas.
Developmen t would crea te increased human and domestic animal disturbanc e
to nearby marshes and would have a significant adverse impact on marsh
vegetation and wildlife. Marshlands and other wetland areas around San
Pablo Bay are in very short supply. Development would remove the option
of returning the area landward of the levee to marshland . However , the
re cently established San Pablo Bay State Wild l i fe  Area , located along
the wes tern side of San Pablo Bay , will preserve the wetlands bayward of
the levee (see Document A—il, Appendix A).

4.08. Endangered and threatened species. The endangered or threat-
ened animal species that may be present in the vicinity and adversely
effected by the proposed project are the salt marsh harvest mouse ,
Cal if ornia black ra il, and the California brown pelican. There are
breeding areas for the California clapper nail in the vicinity. A per—
mit can not be issued until the U.S. Fish and Wildlife Service gives
a determination of the actual impact on these species .

Geologic Impacts.

4.09. Seismicity. Seismic activity is continuing and it can be ex-
pected that the project sites will be periodically subjected to varying
intensities of shaking as a result of earthquakes originating along the
active fault systems within the Bay Area. Strong motion can be expected
at the sites as a result of lange—magnitude earthquakes . Ground motion
during earthquakes may cause embankment or slope—spreading and , in some
cases , overall slope failures . Based on the effects of ground motions
indu ced by pas t ear thquakes on material similar to those underlying the
sites , localized ground failure in the form of lurching , cracking , or
subsid ence near channels or sl oughs may occur . In general , ground shak-
ing during earthquakes tends to be more severe in filled marshland areas
than in firmer soil areas. There are no known active earthquake faults
directly beneath the site that would present the risk of surface ruptur t .

28 

-- - _ _ _ _



,— --- -—.-.——-.-- - —- -. -.—-- --------.—.——- -,...—— --~
.---—- -------—.

~~~
——

~~
-— — —.—.—~

-, — -  .— — - — —
~

-]—I—,—I_ 
~~~~~~~~~~~~ 

— —- .— —.

~~~

-.—-.- — — - - - - —

- 
.-~~~~~

- — - - ——-— - - -- — - 
~~~~~~~~~~~

4.10. Liquefaction. No significant adverse impacts are expected at
the Ignacio Industrial Park site from liquefac tion since the results of
the geotechnical investigation, performed for the site, indicate that
the underlying sandy soils are sufficiently dense or contain enough
fine—grained binder soils to minimize liquefaction potential. Liquefac-
tion potential for the Bel Mario Keys Unit IV site may be similar to
that of the Ignacio Industrial Park Unit 3 site since they are in the
same general area. However , the soils boring data on adjacen t sites
indicates a great variability of subsurface material. Detailed investi-
gations will be required prior to final design of structures in order to
delineate areas with liquefaction potential.

4.11. Settlement. The bay sediments underlying the project sites
consist of sof t, highly— compressible, unconsolidated , saturated , silty
clays and sands containing organic material. Sustained loading by
artificial fill material and man—made structures will cause substantial
long—term settlement of these features. Differential settlement may
result f rom the variable thickness of the Bay Mud as well as variations
of the soil conditions, original and present topography, construction
procedures, and method of loading.

4.12. Tsunami potential. The project sites are protected by levees
from seven to eight feet in elevation (mean sea level datum). The esti—
mated runup of a 100—year tsunamis is 3.7 feet, and the es timated run up
of a 500—year tsunamis is 5.1 feet (Department of the Army , 1975).
Therefore, there should be no adverse impacts on the project sites from
tsunami runup.

Hydrologic Impacts.

4.13. Eel Mario Keys. Unit IV development should have little or no
adverse hydrologic impact on the sites. Existing drainage ditches and
f ields would be replaced by levees and lagoons. Surface runoff would be
channeled into the lagoons where large pipes would carry the wa ter over
to existing lagoons and then into Novato Creek when the lagoons become
overfilled during periods of heavy rainfall.

4.14. The site is subject to inundation and should the area be
flooded there would be an adverse impac t due to flood ing of parking
areas, stationary utilities , and dwellings.

4.15. Ignacio Industrial Park. Unit 3 development should have
little or no adverse environmental impact on the site. Both San Jose
and Pacheco Creeks would discharge into the existing pond in the south—
erly portion of the property. Water would then flow northward through
the existing slough to Novato Creek via tide gates.

.1 
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4.16. The applicant has calculated that Unit 3 would be procec ted
from flooding in the event of storms of no greater intensity than 6
inches in 24 hours, a 100—year storm, generating 1,250 to 1,400 acre—
feet of runoff (Foreaker , 1975). Under conditions worse than the 100—
ycar design storm, the area would be inundated. This information is
based on the U.S. Weather Bureau Technical Report No. 40 (Holmes, 1975).

4.17. Cumulative impacts. Development in the Novato Creek flood
plain would increase the potential for erosion from construction earth-
work and would increase the area of urban development subject to flood-
ing. Existing seasonal wetland would be replaced by deep—water lagoons
containing water year—round .

Water Quality Impacts.

4.18. Eel Mario Keys. The water quality of the proposed lagoons
would probably resemble that of the existing lagoons immediately ad-
jacent to the proposed project. The existing lagoons have no signif-
icant visual indication of eutrophication or quality degradation. Such
indica tors as odors or algae concentrations are not present. However ,
oil and grease from boa ting ac tivi ties on the proposed lagoons wou ld
degrade the water quality .

4.19. Sediment originating from construction activities would ~e—
main on site and have no adverse effect on future discharges into Novato
Creck , since there would be no continuous hydrologic connec tion between
the lagoons and the creek. However, during periods of heavy rainfa l l ,
the normally closed pipes be tween the lagoons and the creek could be
opened to allow any overflow into Novato Creek.

4.20. Ignacio Industrial Park. There would be an adverse impact
resulting from parking lot runoff containing such pollutants as oil,
grease , and heavy metals , which would lower the quality of the wa ter in
the slough . These pollutants would enter the 119—acre flood—ponding
area from two points of discharge.

4.21. Cumulative impacts. As development increases in the once
natural floodplain of Novato Creek. the greater will be the impact on

- water quality from urban runoff  and man ’s activities. Should the
natural disasters of earthquake and/or inundation take place in the
area , the degree of development will have a direct effect on the ex—
posure of harmful  materials to waters in the area .

4 .22 .  Impact on Climate. The two projects ’ impact on climate would be
very minimal. The increase in paved surface area would increase reflec-
tivity and would , at times, result in a minor, localized increase in
temperature.
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Impact on Air Quality.

4.23.  Bel Man n Keys. Air pollutant emissions would result from
construction activity (fugitive dust and vehicle emissions) and from
vehicle usage of the completed development. Meaningful estimates of

- vehicular miles traveled and volumes of pollutants discharged are dif-
ficult to derive at this time due to the uncertainities that remain
with respect to how the project would alter or add to traffic flow
patterns in the area and air basin. A rough estimate of the quantities
of pollutants that would result from mobile sources has been compiled
and is presen ted in Table 6, Appendix B. Although the quantities shown
do no t represen t significant additions to the pollutant level of the
basin as a whole , the project may nevertheless contribute more emissions
than other projects of similar scale because of the relative isolation
of the site and because the re are currently no proposed additional pub-
lic transpor ta t ion links to the project site.

4.24. Ignacio Industrial Park. The major impact on air quality
resulting from this activity would be increased emissions due to in-
creased automobile traffic and increased industrial activity . It is not
possible at this time to assess the impact of industrial emissions
because it is not known exactly what kinds of industries would be de-
veloped in the proposed Unit 3. Performance standards pertaining to
industry and its effect on air quality are included in the Master Plan
for the Ignacio Industrial Park. These standards are discussed on pages
62 and 63, Appendix C. The County currently has no process for checking
that an industry meets performance standards before it is allowed to
develop in the Indus trial Park , and no County personnel are available
for monitor tng industry after development to insure that the performance
standards are met (Appendix C). Industries developing in the Park
would , however , have to coordinate with the BAAPCD to determine if
permits are required.

4.25 .  Air pollutan t concentra tions resulting from project traffic
have been estima ted and are presen ted in Table 4 , Appendix C. Back-
ground concentrations for the San Rafael area (closest monitoring sta—
tion) have also been calculated and have been added to the “projec t
only” concentrations to give an estimate of total background/project
concentrations which might result. The concentrations indicated in
Table 4 show that contaminant levels for carbon monoxide approach the
Federal Standard and the concentrations for nitrogen dioxide exceed the
standard. Other levels are below the standards.

4.26. Cumulative imp~acts. The two projects would share common ac-
cess from Bel Man n Keys Boulevard , and would together cause increased
air pollutant emissions along this street and other streets which feed
into the Boulevard (see Plate 4). Resulting air pollutant concentra-
tions along these streets would increase in proportion to the increases
in traffic , with concentrations being highest at distances less than 100
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to 150 meters from the pavement. The two projects together would add to
reg ional air pollu tion problems , bu t on this scale pr obabl y no more so
than if they were no t immediately adjacent. Local transportation plans
incorporating jitney service or other means of decreasing vehicle miles
traveled would lessen the air quality impact of the subject activities .
See Document A—l5 , Appendix A for air quality da ta concern ing both
projects.

Social Ij~p~cts.

4.27. Bel Mario Keys. Unit IV will add 158 new dwelling units.
These units will be detached single—family houses with an average floor
space of 2,000 square feet and with an average expected cost of $100,000.
A majority of the new units will be more expensive , limiting their
availability to those buyers in the higher income brackets.

4.28. Based upon an average mean figure of 3.3 individuals per
household , the census tract population can be expected to increase by
approximately 521 individuals. If a proposed growth control ordinance
is adopted by Man n County, the new units to be built per year in Unit
IV would comprise a significant portion of the 500—unit annual quota for
the entire county envisioned at this time.

4.29. Ignacio Industrial Park. Unit 3 is not a residential devel-
opment; however, it could be considered as having an indirect growth—
inducing impact on the surrounding region as new employees of the indus—
trial/commercial development relocate from other locales. Unit 3 will
provide a significant number of new jobs.

4.30. Cumulative Impacts. The two projects , including existing and
future development , will have a significant growth—inducing impact when
considered together. The construction of streets, extension of util-
ities , development of industrial/commercial facilities , and construction
of residential units would facilitate further development . If , for
example, the remaining 1,000 acres of Bel Man n Keys considered for
development were built on at an average density of three units per acre ,
3,000 dwelling units could be cor~itructed . The increase in new resi—
dents (approximately 10,000 assuning 3.3 persons per household) would
further increase the demand for goods and services. This scale of
habitation would have significant impacts on the surrounding wildlife
habitat and water resources.

Economic Impacts.

4.31. Bel Man n Keys. Development of Unit IV will increase assessed
valuations in the project area by the construction of streets , util-
ities , and residential structures. Tax revenue to Mario County would
increase due to the expansion of the property tax base . Presently,
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there is a $3.00 per $100 assessed value tax rate levied by the Bel
Mario Keys Community Services District. Upon annexation of Unit IV , the
rate could be reduced since the budgetary responsibilities of the dis-
trict would be spread among more taxpayers, thus somewhat reducing the
tax burden upon existing Eel Mario Keys residents.

4.32. Estimated revenues from property taxes would be in excess of
$800,000 yearly based on current tax rates and increased assessed values
due to development (see Table 13, Appendix B). The distribution of this
tax revenue among the various taxing districts is shown in Table 14,
Appendix B. No commercial facilities would be built on the site.

4.33. The construction of Unit IV will provide a limited amount of
construction jobs on a temporary basis. The project will encourage
population and economic growth through the construction of new resi-
dential units. New residents will increase the demand for goods and
services , encouraging further growth.

4.34. In considering the revenue/cost balance of the project , there
are several complicating fac tors :

a. Average costs may not accurately reflect true costs.

b. Certain services such as street improvements will require
greater expenditures than others.

c. Cost approximations are only as accurate as speculative
population estimates.

d. The questions of annexation to the Sanitary District and the
conditions of such annexation are unresolved.

e. Water District revenues are primarily obtained through ser—
vice changes. With these limitations in mind , refer to Table 16,
Appendix B for a comparison of annual costs and revenues.

4.35. If Unit IV is annexed to the City of Novato as a condition of
F being annexed to the Novato Sanitary District No. 6, the following

changes in the tax rates would occur :

a. Property tax rates in Eel Man n Keys would increase by $.95
per $100 of assessed valuation (using 1974 figures).

b. Unit IV residents would be paying a tax rate of $14.41 per
$100 of assessed valuation.

c. The tax revenue to the City of Novato from the residential
portion of Unit IV would be $45,125 per year.
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d. The total costs of the project would be $45,600 per year
(using projected population increases) or $38 per capita for municipal
services, based on annexation to Novato.

4.36. Ignacio Industrial Park. Future industrial/commercial de-
velopment at Unit 3 will add a relatively small amount to the economic
base of Mario County , although representing an enlargement of one of the
seven industrial/commercial areas in the county . It will provide em-
ployment opportunities and increased property tax revenue, as well as
increased costs for community services.

4.37. Potential temporary employment for the construction of Unit
3’s facilities is 200—300 persons. Permanent employment after com-
pletion of the project would be approximately 800 or 20 persons per
acre , an employment density consistent with findings at already de-
veloped portions of Hamilton Industrial Park, the employment density
restriction imposed on part of Ignacio Industrial Park because of the
airport safety zone, and the Man n Countywide Plan.

4.38. Full development of Unit 3 will take five to seven years
after settlement of the fill. The length of development time before the
impacts on employment are fully realized will depend on how rapidly
businesses locate in the project site which, in turn, depends on the
competitive position of the project relative to industrial/commercial
developments elsewhere.

4.39. The amount of revenue from property taxes from the development
of Unit 3 will depend upon the type and extent of development. For the
purpose of comparison, two possibilities are analyzed. One possibility
is light—industrial/warehouse use, which would generate approximately
$340,000 per year. The other possibility is a mixture of warehouse and
office/research development use, which would generate approximately
$660,000 per year. This revenue would be a large increase from the
present annual $1,600. See Table 8, Appendix C for the potential value
of Unit 3.

4.40. Cumulative impacts. Development of Unit IV and Unit 3 will
provide temporary employment to approximately 350 persons and permanent
employment for approximately 800 persons. When existing development is
considered , the total number of employees is increased to over 3,000
persons (see Table 7, Appendix C).

4.41. Estimated revenue from the two projects would be approx-
imately $1,140,000 per year or $1,460,000 per year depending on the
ultimate land use in Unit 3 of Ignacio Industrial Park. This revenue
would accrue to Man n County , the City of Novato (Unit 3 only ) ,  and the
various districts servicing the project areas. Existing and fu ture
development would increase the amount of revenue (property tax and sales
tax) significantly , while increasing the costs of servicing the project
area.
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Impact on Community Services.

4.42.  Bel Mario Keys. Unit IV , when developed , wou ld add approximately
256 students to the Novato Unified School District, distributed through-
out all grades. Capacity at San Jose Junior High School, as well as
Hamilton—Meadow Park School, is sufficient; however, Novato High School
is nearing capacity and is expected to increase its enrollment in the
next few years . The relative isolation of the site from local schools
makes school busing costs relatively higher than closer developments of
a similar scale.

4.43. Unit IV can be adequately serviced by the Novato Fire District.
Fire—fighting equipment used can handle structures up to 35 feet high.
Turning radii of cul—de—sacs are important in providing proper access by
fire—fighting equipment; all cul—de—sacs in Unit IV are to be approxi-
mately 100 feet in diameter, which should be adequate. The Novato Fire
Chief has expressed concern over the cul—de—sac street arrangement in
relationship to response during a major disaster, such as earthquakes,
widespread fires, and floods.

4.44. The development should not cause an unusual or excessive
burden on the Sheriff’s Department; however, the Department should be
given the opportunity to make review comments concerning burglary pre-
vention and the ease of police patrol access.

4.45. Water consumption in the North Mario district has been in-
creasing at an average annual rate of 2.5 percent over the past ten
years. Average use during peak periods is expected to increase through
1977 by 18 gallons per day per connection to 1,004 gallons per day.
Upon completion of Unit IV , the estimated annual consumption would be
288,603 gallons per day (see Table 17, page 44, Appendix B). Currently ,
a water shortage exists in Mario County and it is unknown at the present
time whether water will be available for the Unit IV site.

4.46. Upon completion Unit IV would produce approximately 108,000
gallons per day of liquid waste. Under current water quality standards,
Novato Sanitary District No. 6 could provide the necessary service.
However, since the water quality standards are expected to be revised
and since any new restrictions placed on the district are unknown, the
possibility of providing service to the project site is currently un-
determinable.

4.47. Solid waste demands are expected to be accommodated by the
disposal company servicing the existing development, since space is
available at the company ’s disposal site. Due to the accessibility of
existing gas mains and electric lines, no extensions will be necessary
except into the interior of the site. No adverse impacts upon gas or
electrical supply systems are expected. Underground telephone lines
already exist along Eel Man n Keys Boulevard , and new extensions will
also be put underground. No adverse impacts upon the existing telephone
system are expected .
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4.48. Unit IV will provide additional recreation facilities for Eel
Mario Keys residents, such as a recreation center , tennis courts, mini—
parks , and a “pleasure” island. No direct access to San Pablo Bay will
be provided. The responsibilities of the Bel Mario Keys Community
Services District would be expanded in maintaining the additional lagoon
area and recreational facilities, provided Unit IV is annexed into the
district.

4.49. Ignacio Industrial Park. No adverse impact is expected from
the addition of Unit 3 to the Novato Fire District, since development in
the project area has already been anticipated. Water availability for

F 
water protection will be reviewed with the North Man n Water District
when subdivision plans for Unit 3 are considered. No additional police
officers will be necessary , with patrolling of the site being done
during periods between emergency calls.

4.50. Using the assumption that all development in Unit 3 will be
in light non—water—using industry with 800 employees using 50 gallons of
water per day each, the yearly demand would be approximately 55 acre—
feet. Industries or services using large amounts of cleaning water
would increase the demand. Using the assumption that 12 acres of the
site will be used for office space with .081 gallons per square foot per
day,  the yearly demand would be approximately 45 acre—feet. Another 41
acre—feet  would be needed for the remaining 28 acres of warehouses with
the resultant employees . An annual demand between 55 and 86 acre—feet
of water can be expected from the development of Unit 3. Currently ,
there is not enough water capacity to allow Unit 3 to be served by the
North Mario Water District. All water—associated costs of the project
would be borne by the developer.

4.51. Upon completion Unit 3 would produce approximately 50,000
gallons of wastewater per weekday, representing four percent of the
plant’s 1.2 million gallons per day capacity. It is expected that the
capacity is adequate for the additional demand. Solid waste demands are
expected to be accommodated by the disposal company servicing the pro-
ject area, since space is available at the company’s disposal site. No
adverse impacts upon gas or electrical supply systems and upon the
existing telephone system are expected when hooked up after the com-
pletion of Unit 3.

4.52.  The Man n County Flood Control District will be affected ,
since 76 acres of flood—ponding area, in addition to the 43 acres al-
ready deeded in drainage and ponding easements, will be turned over to
the district , either in fee or for management. Managing costs of the
119—acre flood—pending area should be minimal since the District already
has sufficient staff. Costs of managing the area for wildlife will also
be incurred , but the final decision on whether the District or the
California State Department of Fish and Came will manage it has not been
made.
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4.53. The large changes in the drainage system of the San Jose—
Pacheco Creeks basin involved in the preparation of Unit 3 will cause an
adverse impact on the Mosquito Abatement District. Since it is not
possible to predict the levels of water that will remain in the flood
ponding area in critical months nor the success of a possible wildlife
habitat management program by controlling water levels in the basin
through the use of boards at the box culvert under B-el Man n Keys
Boulevard, a prediction of this potential impact cannot be made.

4.54. Cumulative impacts. The development of the two projects, as
well as the existing and future development in the area will cause
significant impacts, especially on the North Mario ~Jater District due t~
a shortage of available water. If Bel Mario Keys is fully developed out
to San Pablo Bay, the demand for gas and electricity , waste (both liquid
and solid), and police and fire protection will increase. The demand
for schools within the Keys development itself will increase due to the
large number of school—age children that would result from an increase
in population.

4.55. Impact on Traffic Circulation. Since there is only a single
facility serving the two project areas, a fair estimate of external gen-
eration routes can be obtained by comparing actual counts with existing
dwelling units (Bel Mario Keys) and with employees per acre (Ignacio
Industrial Park). The two projects would add approximately 659 vehicles
per peak hour and approximately 4,030 vehicles per day to the existing
levels, assuming 8.1 trips per dwelling unit and 60 trips per acre.

4.56 . In addition to the traffic generated by the two projects,
other developments would also add to the volume. Six developments (3ee
Table 3, Appendix C), already approved or under consideration , wculd add
15,551 vehicles per day and 1,556 vehicles per peak hour. The cumula-
tive effect of these projects and developments would have a significant
impact on traffic operations in the area due to a total daily traffic of
19,581 vehicles per day and 2,215 vehicles per peak hour using the
existing facility. Full development of the Bel Man n Keys property
would add a further 16,820 vehicle trips per day. See Table 1 for the
revised traffic data.

4.57. The largest proportionate increase due to t r a f f i c  from the
projects will be on Bel Man n Keys Boulevard , with 231 percent on the
section west of Montego Keys and 87 percent east of Nave Drive. The
percentage increases are high, and the total volumes are above the
theoretical Service Level C operational volume of the existing street
section. The Service Level of a given facility , as defined in the
Highway Capacity Manual of the Highway Research Board, is a theoretical
traffic volume determined by the physical and operational character-
istics of the facility and by stipulated conditions of traffic flow.
Flow conditions vary from unrestricted flow at Level A to extreme con-
gestion at Level F. At Service Level C traffic flow is stable with
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intermittent but objectionable delays during peak hours. Service Level
C is used as a conventional standard for urban design criteria. At
Service Level D traffic flow becomes more restricted and delays to
vehicles may be substantial during short peaks; however, periodic
clearance of queues prevents excessive backups from developing. Service
Level D is Mario County’s upper limit for traffic flow conditions,
beyond which roadway improvements will be required.

4.58. Traffic increments on the other major streets in the project
vicinity range from 35 percent on Nave Drive north of Bel Mario Keys
Boulevard to a low of 6 percent on Ignacio Boulevard west of U.S. Route
101. None of the final volumes on these streets should have an appre-
ciable effect on existing operational conditions. A second area of
potential congestion is the Eel Man n Keys Boulevard—Nave Drive inter-
section. Although the awkward geometrics and existing controls make
precise analysis impossible, some idea of the impact on intersection
operations can be gained by applying a critical land analysis procedure
to intersection volumes. This analysis is shown in Table 12, Appendix
B. This intersection would be operating at Service Levels E or F. It
should be noted that the future use of Hamilton Air Force Base may have
an impact on this intersection.

Noise Impacts.

4.59. Bel Mario Keys. Construction and development of Unit IV will
cause an increase in existing noise levels due to the operation of
equipment , building activity, and movement of vehicles to and from the
project site. These will be temporary, although the noise of moving
vehicles will become a long—term impact as residents drive to and from —

the site. The level of noise would also increase due to the use of
motorboats in the proposed lagoons.

4.60. Of possibly greater consequence than the noise impacts of the
proposed project, however, will be the effects of already existing
sources on new residents. Of particular concern is the relationship of
Hamilton Air Force Base to Unit IV, less than one mile apart. Specific
plans for the future use of the base have not yet been established , and ,
as a result, predictions regarding aircraft—related noise are specu-
lative.

4.61. The Man n County Airport Land Use Commission (ALUC) is re-
sponsible for land—use planning in the vicinity of public and military
airports. Although ALTJC has not yet adopted a land—use plan, the com-
mission has adopted a policy regarding development as it relates to
noise. This policy is to exclude new residential development in areas
with a community noise equivalent level (CNEL) contour exceeding 60 dbA .
Much of Unit IV falls within that range. Any construction within this
range would require special insulation in walls and under roofs to limit
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the sound level to 45 dbA inside. A perpetual noise pollution deed
restriction would be granted to Man n County by each property owner and
successor owner, and all potential occupants of residential units within
the subdivision would be notified of potential aircraft noise intrusion
due to the proximity of the base.

4.62. Ignacio Industrial Park. The development of Unit 3 will
result in increased noise levels because of increased vehicular traffic
on Bel Man n Keys Boulevard and of construction and operation activities
in the industrial area. Construction equipment is usually noisy and
will be disturbing to nearby residents, such as those in the trailer
park.

4.63. Cumulative impacts. Proposed development in the Bel Man n
Keys and Ignacio Industrial Park area would raise the level of noise,
although new structures would create physical barriers to sounds orig-
inating from Routes 37 and 101, as well as from the railroad tracks.
Development of the entire 2,000—acre area would generate increased
traffic levels with an attendant increase in noise. Since Bel Man n
Keys Boulevard is the only route of egress and ingress, those businesses
and residences adjoining it would experience the hi ghest levels of
noise.

Visual Impacts.

4.64. Bel Man n Keys. Initial construction would result in clear-
ing and excavation that would temporarily create unattractive conditions
in th~ altered areas.

4.65. The conversion of open grasslands to lagoons and residential
uses would alter the visua l character of the Unit IV site and introduce
structures that would modify views available of the project area.
Waterfront views would be created for Bel Man n Keys Unit IV residents
but would not generally be available to the public.

4.66. Ignacio Industrial Park. There would be a long—term adverse
visual impact from industrial development on presently open, undeveloped
land and from the additional traffic and related air pollution resulting
from development of Unit 3.

4.67. If lots are sold in such a way that many industrial buildings
are constructed , there would be a long—term adverse visual impact from
random buildings which can cover 60% of the lot and reach a maximum
building height of 50 feet (5 stories).

4.68. Cumulative impacts. Completion of both projects, including
existing and fu ture  development will almost completely change the visual
character of the area (approximately 2,000 acres of land) from open
space to urban development.
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Impacts on Historical and Archeological Resources.

4.69. Bel Mario Keys. Since there are no known archeological, his-
torical , or paleontological resources at the Unit IV site, there would
be no impact unless unsuspected on obscured resources are uncovered
during excavation. If project implementation requires removal of the
existing buildings on the site, they would be relocated rather than
destroyed.

4.70. Ignacio Industrial Park. There would be no impact at the
Unit 3 site since there are no known archeological, historical, on
paleontological resources present, unless unsuspected or obscured re-
sources are uncovered during excavation.

4.71. Cumulative impacts. Completion of both projects, including
existing and future development , will effect approximately 2,000 acres
of land. Since a large amount of the area was marshland prior to 1892,
the likelihood of the area having supported Indian settlements or camp-
sites is reduced.

4.72. The State Historical Preservation Officer and the National
Park Service have been contacted and asked to comment on the effect cf
the project on the archeological, historical, architectural , and/or
cultural resources of the area. Archeological Resource Service con-
ducted an archeological impact evaluation of the two sites on 24 February
1978 (see Document A—l4 , Appendix A for a copy of the report).
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5.00 . ANY PROBABLE ADVERSE ENVIRONMENTAL EFFECTS WHI CH CAN1’~OT BE
AVOIDED

5.01. Bel Man n Keys. Unit IV impacts would be as follows:

a. Approximately 150 acres of open space/wildlife habitat
will be replaced with urban development. Existing wildlife would be
displaced or destroyed.

b. Seed and hay production on the site would be eliminated.

c. Existing drainage patterns would be changed.

d. There will be an increase in noise and air pollution
during and after construction, as well as an increase in water pollution
and water consumption in a water—short area.

e. Construction activities on the site would have an adverse
visual effect and disturb wildlife adjacent to the site.

f. Unrecorded archeological sites may be adversely affected
by construction activities.

g. There would be an increase in traffic levels and con-
gestion.

5.02. Ignacio Industrial Park. Unit 3 impacts would be as follows:

a. Approximately 40 acres of open space/wildlife habitat
will be rep laced with industrial development. Existing wildl i fe  would
be displaced or destroyed .

b. Slough relocation would remove salt marsh habitat and
destroy benthic organisms.

c. Excavation of the 6—acre knoll would eliminate the
animals residing there, up land habitat , and rapto r perching sites .

d. Existing drainage patterns would be changed.

e. There woul d be an increase in noise, water , and air
pollution during and after construction , as well as an increase in water
consumption in a water—short area.

f. Construction activities on the site would have an adverse
visual effect and disturb wildlife adjacent to the site.

g. Un recorded archeolog ical sites may ne adversely effected
by construction activities.

h. There would be an increase in traffic levels and conges-
tion after the site is developed.
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5 .O3~ Cumula t ive  Adverse E f f ec t s .  Impacts from fu l l  development would
be as fol lows :

a. Past, presently proposed , and future development would
cause major environmental changes on approximately 2,000 acres of land .

b. During construction activities there would be adverse
visual e f fec t s  due to veget ation and wildlife disruption and the pres—
ence of equipmen t in open space areas , as well as an increase in noise
and air pollution levels.

c. After construction there will be long—term impacts re—
lated to water and air quality due to increased local traffic and boating ,
noise , and water supply due to a lack of available water in the area .
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6.00. ALTERNATIVES TO THE PROPOSED ACTION

Bel Mario Keys.

6.01. Alternatives available. The two alternatives available to
the Corps on the permit application from Jack West are to grant or to
deny the permit. The impacts from granting the permit are discussed in
other sections of this statement.

6.02. Permit denial. Denial of the permit will retain the land in
its present condition. Existing agricultural use would probably con-
tinue, and the open space char~cter of the site would continue to con-
form with the Man n Countywide Plan designation for the area. However ,
this alternative would mean an economic loss for development interests
and a continued tax burden for the residents of Units 1, 2, and 3.

6.03. The alternative of lower—density housing would enable compli-
ance with the Novato Area General Plan. Fewer natural resources would
be used, and air, water, and noise pollution would be slightly less.
The costs of providing community services would be spread among fewer
residents, thus increasing the taxes per resident. A smaller number of
dwelling units would mean less profit for development interests unless
the price of each unit was increased accordingly, an action that would
limit the availability of the housing to those in the higher income
-levels and that would preclude any lower— or middle—income housing .

6.04. Relocation of Unit IV to another area of the West property
would incur the same impacts as the present site, thus providing no
advantages to the development interests. The characteristics of the
Unit IV site are similar to the rest of the Bel Man n Keys area.

Ignacio Industrial Park.

6.05. Alternatives available. The two alternatives available to
the Corps on the permit application from Soiland and Associates are to
grant or to deny the permit. The impacts from granting the permit are
discussed in other sections of this statement.

6.06. Permit denial. Denial of the permit would mean that no
further work would be done on the project site and that the following
conditions would exist:

a. Units 1 and 2 completed,
b. no fill on the Unit 3 site,
c. continuation of ponding easement already deeded to

Man n County, and
d. no removal of the bill along Bel Mario Keys Boule-

vard.
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6.07. There are a number of ways in which the alternative of no
further dcvelopment might be carried out. The following options would
be available and could be selected singly or in some combination :

a. offering the entire 160 acres as a donation for open
space and conservation purposes to the Mario County Open Space District ,
the Mario County Humane Society, or to the Mario County Flood Control
District ,

b. offering the land for sale to the above named agen-
cies, or

c. retaining title to the land, but donating or selling
a flood—ponding easement to the Flood Control District over the 115
acres not already so dedicated.

6.08. Although this alternative concerns only non—development ,
there is the option of partial development . Fill could still be ex—
cavated from the hill to be used at Unit 2 or to be sold for off—site
development. Industrial/commercial development could be proposed on the
six—acre hill or on acreage reduced from the 40 acres now proposed for
Unit 3.

6.09. Under the above alternative, the site would remain visually
the same as it is now, except that Pond 2 (see Figure 2, Appendix C)
would fill in the winter , vegetation would be restored around the mar-
gins, and Unit 2 would be completed. Water from San Jose and Pacheco
Creeks would flow into the existing Pond 2, along the existing slough,
and under Bel Man n Keys Boulevard to Novato Creek. Overflows from
heavy winter storms would flood the area proposed for Unit 3 and the 76—
acre parcel to the northeast.

6.10. Saline— tolerant vegetation would return to the areas where
construction activities have left the land bare. Wildlife would con—
tinue to use the site , with especially heavy use in the winter by water—

-

- fowl. The potential for air pollution, noise, and traffic would be
limited to Unit 2 only.

6.11. The potential for employment and additional industrial!
commercial space would be eliminated , new community services would not
be ne.~ded , and property tax benefits would not increase. This alter—
native would greatly reduce , if not eliminate, development options , thus
causing the applicant to lose a potential $1,000,000 income from the
sale of the lots in Unit 3, assuming a price of $25,000 per acre.
Development costs would not occur , and the necessity for the project
site to be annexed to the City of Novato would be eliminated. Possible
archeologic artifact disturbance would be avoided , particularly on the
aforementioned hill .
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6.12. Another alternative would be development under the 11—3 Master
Plan and the related drainage agreement approved by the Mario County
Board of Supervisors (see Documents A—9 and A—b , Appendix A for details).
Under this alternative the following impacts would result :

a. long—term visual impact from buildings which would
extend from San Jose Creek to Bel Mario Keys Unit IV, obstructing views
of the flood—ponding area from Bel Man n Keys Boulevard ,

b. short— or long—term hydrologic impacts due to in--
creased operational and maintenance costs associated with the required
water—pumping station,

c. significant adverse impact on vegetation and wildlife
due to a larger reduction in wildlife habitat ,

d. additional air quality, noise, and traffic impacts
due to the larger development,

e. possible disturbance of archeologic artifacts , and

f. an industrial/commercial development of 102 acres
instead of 40 acres, resulting in approximately 1,600 jobs instead of
800 and causing a significant increase in the demand for community
services, a decrease in fiscal benefits to taxpayers, and a growth—
inducing effect .

6.13. The alternative of development under the original master plan
— was considered by the applicant and is discussed in Appendix C. The

applicant did not consider upland sites for housing developments because
the housing proposal is water—oriented . The developer was not able to
find available upland sites in the area for industrial development .
There are other lowland areas available. However , these areas would
have been even greater wetland problems than the selected sites.
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7.00 THE RELATIONSHIP BETWEEN LOCAL SHORT—TERN USES OF M A N’S

ENVIRONMENT AND THE MAINTENANCE OF LONG-TERN PRODUCTIVITY

7.01. Eel Man n Keys. Man’s short—term uses of this site would be for
housing , recreation, commercial, and industrial activity . Short—term
benefits of the proposed project include an increase in local business
activity and stimulation of the construction industry.

7.02. The environmental cost of changing the current land use of the
site and providing the above benefits would be the use of the natural
and man—made resources discussed in sections 5.00 and 8.00 of this
Environmental Statement.

7.03. Use of the project site for urban development will remove the
option of restoring approximately 99 acres of land to highly productive
marshlands and mudflats which support wildlife in the Bay Area.

7.04. Urban usage of the area, which is within an inferred fault zone,
may create health, safety, and evacuation problems in the event of an
earthquake.

7.05. Ignacio Industrial Park. The short--term use of this- land for an
industrial park is to be weighed against the long—term productivity of
an alluvial flood plain which provides flood—ponding capacity , open
space, and habitat for wildlife.

7.06. The environmental cost of changing the current land use of the
site and providing the benefits of commercial and industrial development
would be the use of the natural and manmade resources discussed in
sections 5.00 and 8.00 of this environmental statement.

7.07. Commitment of the 45—acne portion of the site for industrial and
commercial development removes the option for enhancing the quality of
all of the approximate 160—acne site for wildlife now or in the future.
Also precluded is the option of returning that portion of the 45—acre
site that is below MHHW to tidal action.

7.08. Industrial and commercial usage of the area, which lies within an
inferred fault zone, may create and/on compound health, safety, and
evacuation problems in the event of an earthquake.

7.09. Cumulative Relationship. Full development of the Novato Creek
flood plain represents the short—term use gains of providing housing,
recreational lagoons, and industrial areas on approximately 2,000 acres
of land at the expense of long—range biological productivity .
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7.10. The proposed development is adjacent to several valuable wildlife
habitat areas such as south along San Pablo Bay. Development would de-
grade these areas and possibly effect the endangered salt marsh harvest
mouse and California clapper rail.

7.11. The option of returning a large portion of the area to tidal
action would be precluded should total development of the area take
place. In addition , development in the inferred fault zone will in-
crease the risk of public safety and health.
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8.00 . ANY IRREVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF RESOURCES
WHICH WOULD BE INVOLVED IN THE PROPOSED ACTION SHOULD IT BE
IMPLEMENTED

8.01. Eel Man n Keys. The time, energy, labor, and other resources
utilized in construction, operation, and maintenance of 158 new dwelling
units, the lagoon system, and ancillary facilities would irretrievably
commit those resources to the project area.

8.02. The project site would be irreversibly committed to residential
usage at the expense of wildlife habitat, existing wildlife , and agri-
cultural usage.

8.03. Grading , excavation, filling, and vegetation removal would irre-
versibly change the character of the wildlife habitat on the site , and
the 1,000,000 cubic yards of fill will be irretrievably committed to the
project site.

8.04. Ignacio Industrial Park. The time, energy , labor, and other
resources utilized in the construction, operation, and maintenance of
the proposed industrial/commercial development would irretrievably
commit those resources to the project area.

8.05. The project site would be irreversibly committed to industnial/
commercial usage at the expense of wildlife habitat , existing wildlife ,
and open space.

8.06. Construction would irreversibly change the character of the
wildlife habitat on the site, and the 455,000 cubic yards of fill would
be irretrievably committed to the project site.

8.07. Cumulative Commitment of Resources. Past, currently proposed ,
and future development of the area would irretrievably commit approxi-
mately 2,000 acres of the Novato Creek flood plain to urban usage.

8.08. The use of building materials, energy, and transportation re-
sources used in construction would irretrievably commit those resources
to the project area.

8.09. There would be an increase in energy consumption and correspond-
ing waste generation.

8.10. Unrecorded sites of historic or archeologic interest may be
destroyed or disturbed should development take place in the area.

8.11. Existing vegetation, wildlife, and habitat utilized by migratory
waterfowl would be eliminated or greatly reduced by construction in the
area.
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9.00. COORDINATION AND COMMENTS AND RESPONSES

Bel Mario Keys.

9.01. Public participation. The application for a Department of
the Army permit by Jack West was first announced by the San Francisco
District in Public Notice No. 9617—33 , 26 February 1976 (Document A—3 ,
Appendix A). Comments were solicited from the general public as well as
Federal, State , and local agencies. Current regulations state that

.public hearings will be held upon written request whenever the
District Engineer determines that there is sufficient public interest to
warrant such action” (Department of the Army , 1975). No public hearing
has been held by the Corps of Engineers.

9.02. Government agencies. Comments on the Public Notice announc—
ing the permit application are required from the U.S. Department of the
Interior, U.S. Department of Commerce, U.S. Environmental Protection
Agency, and the California State Resources Agency .

9.03. The U.S. Department of the Interior , U.S. Department of
Commerce , and U.S. Environmental Protection Agency deferred comment
pending review of the Draft Environmental Statement. The California
Resources Agency indicated that the permit should not be issued until
the Department of Fish and Game had reviewed and commented on the Draft
Environmental Statement, a Certification of Conformance with water
quality standards had been granted by the State Water Resources Control
Board , and a dredging permit obtained from the State Lands Division for
the use of sovereign lands involved in the proposed project. In addi—
tion to the above agencies , the U.S. Department of Transportation , Coast
Guard , and the Man n County Department of Public Works commented on the
Public Notice. The U.S. Coast Guard recommended that bilge pump--out
facilities and/or oily water separators be incorporated in the proposed
project. The Man n County Department of Public Works requested that the
Corps withhold action on this permit until the County had completed its
permit procedures regarding the property.

9.04. In response to the provisions of the California Environmental
Quality Act (CEQA), California Public Resources Code, Sections 21000 to
21553 as amended by A.B. 889 (1972), the applicant prepared an Environ-
mental Impact Report (Appendix B) which was made available to the
required agencies and public interest groups. Comments concerning the
Environmental Impact Report are found in the “Addenda” section of
Appendix B.

9.05. Citizen groups. The major interests indicated in comments
received on the Public Notice announcing the permit application were
related to the use of agricultural land for urban development , returning
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the area to tidal action, the questionable value of the lagoons as
wildlife habitat , and the proximity of this project and future devel-
opment to the San Pablo Bay Wildlife Area . The California Waterfowl
Association and the Man n Audubon Society responded to the Public
Notice.

Ignacio Industrial Park.

9.06. Public participation. The application for a Department of
the Army permit by Soiland and Associates was first announced by the San
Francisco District in Public Notice No. 10906—33 , 1 March 1976 (Document
A—4, Appendix A). In accordance with Department of the Army (July 1975)
Regulations, comments were solicited from the general public as well as
Federal, State , and local agencies. Current regulations state that

.public hearings will be held upon written request whenever the
District Engineer determines that there is sufficient public interest to
warrant such action” (Department of the Army , 1975). No public hearing
has been held by the Corps of Engineers.

9.07. Government agencies. Comments on the Public Notice announc-
ing the permit application are required from the U.S. Department of the
Interior, U.S. Department of Commerce, U.S. Environmental Protection
Agency , and the California State Resources Agency.

9.08. The U.S. Department of the Interior, U.S. Department of
Commerce, and U.S. Environmental Protection Agency deferred comment
pending review of the Draft Environmental Statement. The California
State Resources Agency indicated that a permit should not be issued
until the Department of Fish and Game has resolved its concerns associ-
ated with the Novato Creek Flood Control Project, a Certification of
Conformance with water quality standards has been granted by the State
Water Resources Control Board , and a dredging permit obtained from the
State Lands Division for the use of sovereign lands involved in the
proposed project. In addition to the above agencies, the Man n County
Department of Public Works had commented on the Public Notice. The
County indicated that prior to any construction on the site, additional ,
more detailed plans and engineering data will be required and appropri-
ate conditions would be imposed.

9.09. In response to the provisions of the California Environmental
Quality Act (CEQA), California Public Resources Code, Sections 21000 to
21553 as amended by A.B. 889 (1972), the applicant prepared an Environ-
mental Impact Report (Appendix C) which was made available to the
required agencies and public interest groups. Comments concerning the
Environmental Impact Report are found in the “Comments and Responses”
section of Appendix C.
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9.10. Citizen groups. The major interests indicated in comments
received on the Public Notice announcing the permit application were
related to the disturbance and loss of wildlife habitat and the protec—
tion and access to electric transmission line towers in the area to be
excavated . The Man n Audubon Society and the Pacific Gas and Electric
Company responded to the Public Notice.

Comments and Responses.

9.11. General. The questions and issues raised in the Draft
Environmental Statement are summarized and responded to in this section.
For ease of reference to pertinent parts of this report , the questions
and issues generally follow the topical outline of this report.

9.12. If the comment requires a change in the test of this environ-
mental statement or if the response is contained within revised sections
of this environmental statement, the appropriate paragraph or appendix
is referenced in response.

9.13. Copies of all correspondence from agencies, groups , and
individuals received in response to the Draft Environmental Statement
are found in Appendix D.

9.14. Concerns related to project description.

Comment by: The Resources Agency of California . -

U.S. Department of the Interior

Comment: The Bel Mario Keys portion of the project raises
some major environmental concerns. The fish and wildlife mitigation
proposals do not adequately compensate for wildlife losses associated
with Unit IV development.

Response: The applicant is currently working on a wildlife
compensation plan , involving a possible return to tidal action of some
of the applicant’s property adjacent to San Pablo Bay , with the U.S.
Fish and Wildlife Service and the California Department of Fish and
Game. A final plan would be required prior to final permit action on
the Eel Man n Keys portion of the project.

Comment by: U.S. Department of the Interior

Comment: The statement indicates that a “pleasure isle” will
be provided in the new lagoon. However , past experience in the commu—
nity indicates that these “islands” do not receive much public use with-
out the provision of electric power and domestic water . These utilities
should be provided underground at the time of lagoon contruction .
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Response: The “pleasure isle” has been proposed for
low—intensity recreational use as well as aesthetic and wildlife
enhancement. The provision of utilities would be contrary to the
intended use of the island. None would be provided .

9.15. Concerns related to hydrology.

Comment by: The Resources Agency of California

Comment: Portions of U.S. Route 101 and State Route 37 in
the vicinity of the project are low—lying. Potential flooding is sen--
sitive to the water stages in Novato , San Jose, and Pacheco Creeks where
they cross under the roadways. The project proposes drainage changes
such as filling, pond construction , pumping, and channel changes. The
FES should discuss the effect of these changes upon stages in the creeks
at the roadway crossings. This should include the cumulative effect of
future projects in the area.

Response: Bel Man n Keys Unit IV , Ignacio Industrial Park
Unit 3, and future projects in the area would be designed and construc-
ted in accordance with development ordinances of Man n County and , where
applicable, the City of Novato. There would be no significant addi-
tional effect upon water levels in the creeks at the roadway crossings,
according to Lewis Frederickson, Assistant Flood Control Engineer , Man n
County. It should be noted that the waterway traversing Unit 3 will not
be rerouted as previously planned .

Comment by : U.S. Department of the Interior

Comment: The flood potential for the project is not clearly
described . The Eel Mario Keys area is subject to flooding but the
frequency of flooding is not estimated. Apparently, hydrologic studies
have not been completed by the developer. The Ignacio Industrial Park
Unit 3 site would be protected from a 100—year storm according to the
applicant ’s calculations. However, in a review of the EIR included
under Appendix C, the Corps of Engineers arrived at a higher stage for
the 100—year event. The final statement should include an up—to—date
appraisal of the flood potential of both sites.

Response: Hydrologic studies by the Corps did arrive at a
highe r stage (+8 feet  above MHHW versus +7 fee t)  for  the Unit 3 site.
Man n County has recommended that minimum floor elevations be +8 .25 fee t
rathe r than +8 feet . This new f i gu re will be incorporat .~d into the
design elevations. The Bel Ma n n  Keys Unit IV site would be protected
f rom a 100—year storm using a +7—foot  post—set t lement elevation , which
is lower tha n Ignacio Industrial Park ’ s Unit 3 elevation due to d i f fe r -
ent hydrologic systems (San Francisco Bay versus San Jose Creek, respec—
tively ) .  See pa ragraph 4.16 for  additional information.
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9.16. Concerns related to water quality.

Comment by: The Resources Agency of California

Comment: Miti gation measu res to reduce the pollutants in the
runoff  should be included in the appropriate section of the FES .

Response: Given the controls on fu tu re  uses in the indus-
t rial park, runoff contaminants should be limited to those related to
vehicles. Petroleum products would be washed from paved areas into San
Jose Creek and , in turn , into the wildlife area . Since San Jose Creek
also carries runoff  from U.S.  Route 101 and a large residential area ,
the incremental pollutant quantity contributed by the Ignacio Industrial
Pa rk Unit 3 project would be a very small percentage of the pollutants
presently flowing into San Jose Creek. No miti gation is p roposed .

Comment by : U .S.  Department of the Interior

Comment: The DES describes the impacts of groundwater on the
project .  However , we f eel the statement should consider impacts on
groundwater (and ultimately on the lagoons) from polluted r u n o f f .  A
br ief descr iption of the local occurrence of groundwater would be
help fu l .

Response: The Unit IV site is underlain by approximately 60
feet of soft , unconsolidated silty clays and sands containing vegetative
r emains . While this material and the alluvium beneath it contain
water , the ma rsh deposits are not regarded as an aquifer ; consequently
there would be no connection between the deposits and groundwater in the
underlying alluvium . See page 10, Appendix B for  the impact of runof f
on the lagoons.

9.17. Concerns related to air quality.

Comment by: Bay Area Ai r Pollution Control District
U . S .  Environmental Protection Agency

Comment: The Air quality data appea rs to be inadequate in
terms of quan t i fy ing  emissions associated with the project , the p roject
and adj acent development , and Federal air quality standards . A status . -

report  on the AQMP should be included in the FES .

Response: See Document A—is, Appendix A for  detai ls .

Co mment by : The Resources Agency of Cal ifornia

Comment: While it may not be possible to precisely quantif y
emissions related to the industrial park , it is suggested that  “light
industry ” needs to be more specifically defined and that specific emis-
sion levels, established to help guide industrial development which is
compatible with ai r quali ty needs , be cited .
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Respo nse: Control over the type of development permit ted in
Ignacio Indus t rial Park is set for th  in the terms and conditions of the
M—3 Master Plan , approved by the Count y of Mario. The specific condi-
tions related to ai r quali ty are (1) smoke of a shade as dark or darker
than that designated as No. 2 on the Ringleman Chart , as published by
the U . S .  Bu reau of Mines , fo r a period aggregating more than three
minutes in any one hou r; (2) obnoxious odors ; (3) noxious , toxic , or
corrosive fumes or gasses ; and (4) dust , din t , on f ly ash. Any indus-
trial operation on any site within the development would be performed or
carried out within a building that is designed and constructed so that
the enclosed operations and uses do not cause or produce any of the
above effects , which would be discernible at any property line or would
a f f e c t  any adjacent property. These performance standards would be
incorporated in the Restrictions and Covenants for Ignacio Industrial
Park Unit  3. An indication as to the type of development anticipated
can be made from the development status of Ignacio Industr ial  Park Units
1 and 2. A recent survey of these proj ects indicated a multitude of
uses including professional off ices , retail sales , various repair shops ,
and light manufacturing facilities.

Comment by : U.S .  Environmental Protection Agency

Comment: Althoug h the DES b r ief ly mentions the AQMP , the FES
needs to include a status report , as well as how the OPR and ABAG indus-
trial siting study would potentially affect this project. The FES
should also indicate whether the ABAG (Series 3) population projects  are
consistent with development in this area.

Response: The current Air Quality Maintenance Plan contains
th ree recommendations for controls: stationary sources , mobil sources ,
and transportation. Stationary sources would be controlled by a new
source review and by the best available control technology for new and
existing industries , both to be carried out by the BAAPCD . The M—3
Master Plan , under which development would be controlled , inco rporates
by reference the regulations of the BAAPCD. These regulations include
New Source Review Rules , adopted 20 Decemb er 1977. Mobil sources and
t ransportation source controls are not applicable to either project .
The OPR and ABAG indust rial siting study would not a f f e c t  the Ignacio
Indus t rial Park Unit 3 project  because its 40—acre size is less than the
mi nimum size (50 acres) designated by the study .

9. 18. Concerns related to community services.

Comment by : U.S.  Department of Health , Education , and
Welfare

Comment: The DES states th~ t the re will be a total  increase
of 256 s tudents  as a result of the proposed residential development.
The DES also indicates that the schools are nearing capacity and that
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within  two years the high school will exceed capaci ty .  With the expected
increased student loads generated by the p roject and those of f u t u r e
developments as a result of the project , assurances should be made by
the elementary and high school distr icts  that the new student load can
be adeq uately provided for.

Response: The Novato Unified School District has indicated
that there would be no problem in accommodating these students.

Comment by: U .S .  Department of Health , Education , and
Welfare

Comment: The County of Mario is currently experiencing a
critical water shortage . The proposed project will significantly
increase the demand for domestic water.  The DES does not provide any
assurance that  water service can be provided to the Unit 1V and Unit 3
developments.

Response: The North Man n County Water District has indi-
cated that the two proposed developments can be supplied with water
service.

Comment by : The Resources Agency of California

Comment: The FES should discuss the impact of the Bel Mario
Keys Unit  IV development and of any proposed future housing developments
in the immediate vicinity on the potential for wastewater reclamation
alternatives proposed by the Novato Sanitation District. At present ,
the Dist rict is contemplating a wastewater disposal scheme that involves
a reclamation alternative.

Respo nse: The wastewater reclamation alternative that  would
be pe rt inent to Bel Man n Keys Uni t IV and future  housing developments
in the immediate vicinity would he the disposal of wastewater by forage
crop irrigation . This alternative is presently being used on part of
the land at the project site and is one of several being considered by
the Dist r ic t ;  none has been evaluated in terms of cost effectiveness.
The proposed p roj ect would eliminate 99 acres as a disposal site , which
is less than five percent of approximately 3,000 acres of potential land
fo r this use. The present e f f luent  quanti ty can be disposed of on other
land downstream and , therefore , the impact of the proj ect would be to
require use of other available areas for wastewater disposal. Future
Bel Mario Keys units will encompass an additional 1,039 acres including
acreage to be used for wi ld l i fe  habitat miti gation . The construction
scheduling of the remaining units is post 1981. By that time, if the
District decides to use this reclamation method , it will have made
agreements with property owners, and future development will be subject
to the conditions of the agreement.
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Comment by : U.S. Department of Health , Education , and Welfare
U.S. Department of the Interior

Comment: It is unknown at this time whether the Novato
Sanitary District will be able to provide service to the Unit IV devel-
opment. Annexation of Unit IV to the city would be required prior to
servicing. What assurance has been received that the City of Novato
would approve such annexation? What alternative servicing will be
provided should the City of Novato refuse the annexation?

Response: The Eel Mario Keys Community Services Distric t has
indicated that annexation to the City of Novato is not required as a
condition for providing service. The Novato Sanitary District No. 6 is
under Man n Coun ty ’s auspices, not the city ’s. The Sanitary District
has indicated that the proposed development is already within its bound-
aries and that there should be no problem in providing the required
service.

Comment by: U.S. Department of the Interior

Comment: The DES indicates that there will be additional
recreational facilities provided by the project. However, the statement
does not indicate if it is to be provided by the county, the Community
Services District , or the developer. The statement indicates that the
Community Services District will maintain the facilities. It is sug-
gested that this discussion be clarified.

Response: Wi thin the per imeter of the recorded maps , new
recreational facilities will be provided by the developer and maintained
by the Community Services District.

9.19. Concerns related to transportation .

Comment by: The Resources Agency of California

Comment: Traffic generated by the proposed developments will
have a significant adverse effect on the Bel Mario Keys Boulevard—Nave
Drive—U .S. Route 101 off—ramp intersection, since delays and congestion
are occurring at this intersection under existing traffic conditions .
However , the DES does not provide a valid analysis of existing, plus
project—generated , peak hour tr a f f ic at the in tersection wh ich would
show the extent of the impact.

Respon se: See paragraph 4.55 ff and Table 1 for the revised
traffic data. Sections of Bel Man n Keys Boulevard would be widened
from two—lane capacity to four—lane capacity and , providing the Ignacio
Boulevard—U.S. Route 101 interchange is modified (affecting the existing
Nave Drive intersection configura tion) , vehicular increases could be
accommoda ted , with a resultant change in the service level (from D to
C).
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Comment by: The Resources Agency of Californ ia

Comment: The DES does not take into account traffic generated
by any future Bel Man n Keys units. The map on page A—l8 , Volume 2
shows tha t existing development plus Unit IV of the Bel Mario Keys
development is less than one—half of the total proposed development. It
is our opinion that the cumulative impact of the whole development
should be commented on.

Response: The size of the proposed overall developmen t has
been substantially reduced from 2,500 residential units to 1,441 units.
Therefore , the cumula tive tr a f f i c  impac t would be cons iderabl y reduced .
See paragraph 4.55ff and Table 1 for the revised traffic data . However ,
modification of the existing roadways would still be necessary to reduce
the potential vehicular congestion at full development.

Comment by: U.S. Department of Transportation , Federal
Highway Administration

Comment: The only vehicular access route serving the project
area is Bel Mario Keys Boulevard , a two—lane road . Paragraph 4.56 of
the Draft Environmental Statement indicates that the cumulative effect
of the two projects addressed in this DES and of six other projects
approved or under construction in the same area would create a traffic
volume of 2 ,457 vehicles per peak hour and that full development of Bel
Man n Keys would more than double this traffic. As discussed in para-
graph 4.57, Mar io County requires roadway imp rovemen t when traff ic flow . 

-

conditions exceed Service Level D. The Federal Highway Capacity Manual
states that the maximum service volume on a two—lane highway under ideal
conditions for Level of Service D is 1,700 vehicles per hour. Therefore ,
it is apparen t tha t the capac ity of Eel Mario Keys Boulevard would be
exceeded , resulting in extreme traffic congestion, and roadway improve—
ment would be required by Man n Cour’ty .

Response: See paragraph 4.55, which now reflects the reduced
scale of the Unit IV development (158 residential units versus 366), as
well as paragraph 4.56, which reflec ts the reduced scale of f uture Bel
Man n Keys development (1,441 residential units versus 2,500). The
Ignacio Industrial Park development remains unchanged in scale. Traffic
volumes per peak hour would still exceed Service Level C at full develop—
ment , requiring roadway improvements as indicated in paragraph 4.57.

Comment by: U.S. Department of Transportation , Federal
Highway Administra tion

Comment: Bel Mario Keys Boulevard is on the Federal—Aid
Highway Sys tem and is eligible for Federal highway funds. It is ap-
parent that some roadway improvement will be needed . As lead agency the
Corps of Engineers should consider addressing the environmental effects
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of the required roadway improvements in the Bel Mario Keys—Ignacio
Industrial Park DES. This procedure will avoid DES duplication if and
when Federal H ighw-~v Admir.istration funds are requested for the roadway
project. This will become especially important since the required
roadway project appears to require a Corps of Engineers Section 404
permit.

Response: Widening of Bel Man n Keys Boulevard would cause
construction—related air , water , and noise pollution , as well as the
possible destruction of a salt—marsh habitat along the existing roadway
near the nor thwest corner of Un it 3, depending on the roadway ’s final
alignment . Until actual plans for the widening of the roadway are
formulated , a de tailed analys is of the impacts is not feasible due to a
lack of specific information.

Commen t by: Regional Airport Planning Committee

Comment: The Committee found the following with respect to
the proposed Bel Mario Keys Unit IV residential development project :
That the project is inconsistent with the Regional Transportation Plan
as it relates to the future operation of Hamilton Air Force Base; that
the DES is deficient in the ar-~as of aviation noise and safety; that the
Corps should deny the dredging permit for the reasons indicated above ;
and that the project sponsor be notified of the need to reconcile the
apparen t confl ict be tween his res iden tial plan and the policies of the
Regional Transportation Plan.

Response: The applicant has satisfied the Committee ’s con-
cerns. See Document A—l2, Append ix A for the letter by the Regional
Airport Planning Committee withdrawing its objection.

9.20. Concerns related to archeological resources.

Comment by: U.S. Department of the Interior

Comment: It is suggested that the statement provide more
information on the cultural resources in the project areas. The effects
of the proposed projects upon cultural resources cannot be evaluated
without documentation of precisely what areas were examined.

Response: See Document A—14, Appendix A for a report by
Archaeological Resource Service describing its archeological impact
evaluation of the two project sites, conducted on 24 February 1978.
There would be no significant impac t on cultural resources from the two
Projects.
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9.21. Concerns related to alternatives .

Comment by: U.S. Environmental Protection Agency

Comment: The discussion in the DES regarding alternatives
should be expanded . The DES on page C—l03 indicates that a number of
alternatives had been under consideration but were later eliminated .
Since the purpose of an ES is to provide information and to assure that
environmental factors are included in the decision—making process, this
DES needs to describe the alternatives that were considered and discuss
why they should be rejected . The description should include the rela-
tive air quality impacts per alternative.

Response: Alternatives considered for the Ignacio Industrial
Park Unit 3 project consisted of (1) residential use, (2) agricultural
use, (3) flood—tolerant commercial use, and (4) no further development

F or developmen t under the orig inal master plan. These alternatives were
rejected in favor of the proposed project on the basis of the economic
return to the owners. The relative air impact of the alternatives would
have been low for no further development and agricultural use, increasing
for  residen tial use , and high for the proposed project and development
under the original master plan .
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TABLE 1

REVISED TRAFFIC DATA
(Number of Vehicles)

Daily Peak Hour

Existing Development 6,444 620

Laguna Keys; Bel Man n Commerce
Park Units 1 and 2; Ignacio
Industrial Park Units 1 and 2;
and The Landing 15,551 1,556

Ignacio Industrial Park Unit 3 2,440 500

Bel Mario Keys Unit IV 1,590 159

Future Eel Mario Keys Commercial
and Residential Development 16,820 1,282

42 ,805 4,117

SOURCE: James Robertson, Transportation Engineer , Man n County
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APPENDIX A

MISCELLANEOUS SUPPORTING DOCUMENT S

Appendix A was distributed with the Draft Environmental Statement and
therefore only those documents added since distribution are included.
Copies of the original documents are available from the San Francisco
District on request.
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REGIONAL AIRPORT PLANNING COMMITTE E
July 11 , 1977
1101-01-01

Bri gadier General Richard Connell
Division Eng ineer
Army Corps of Engineers
630 Sansome Street
San Francisco , California 94111

Dear General Connell:

On March 25 , 1977 , the Regional Airport Planning Committee
recommended that the Corps of Eng ineers deny the dred ging
permit for the Bel Man n Keys IV development in Man n County
because it would jeopardize the future use of Hamilton
airfield for aviation purposes . The Committee has met on
two subsequent occasions to consider this matter . Also , the
Comm i~ttee ’s staff and legal counsel have met with the developer
to explore several feasible solutions to the problem (please
refer to June 20 , 1977 letter from MTC staff) .

The developer has been very cooperative in the formulation of
mutuall y satisfactory solutions , and it now appears that the
Committee ’s original concerns can be resolved. The developer
has agreed to incorporate a Statement of Disclosure in the
deed of sale notif ying potential property owners of future
aviation activity levels at Hamilton airfield. The developer —

has also agreed to the concept of a conditional noise easement
which would be granted to the Hamilton airport operator should
certain specified noise levels occur in the new development.

This letter is to advise you that on July 1 , 1977 the Committee
voted to withdraw its earlier recommendation subject to a final
determination by staff and legal counsel as to the accept-
ability of the language and procedures for implementing the
above mentioned solutions . Should you have any further questions ,
p lease call either myself or Chris Brittle (MTC Staff Liaison -

849-3223 , ext. 30).

Sincerely,

- - A~~~ •/~ ~
- Josep h P. Bort

C h a i r m a n

C B / c k
cc: R o b e r t  F r i e s e

HOTEL C L A R E M O N T  • B E R K E L E Y , CALIFORNIA 94705 
~~~~

A—69 DOCUMENT A— 12 \ \  

*

- - - - - - ~



- -~~~~-- . --- ---—-~~~~~~~~~ - -~~--~~~~~~~~~~ 
--- --

~~~
- -

~~
—

~~~~~ 
--

rip. - 
-

--------  — - — 
~~~

— - -- - -

DEPARTMENT OF TRANSPORTAT ION
FEDERAL AVIATION AD MINISTRAT ION

Airport District Office
831 Mitten Road
Burlingame , CA 94010

r~r~ I .- -~

Colonel John H. Adsit
Department of the Army
Corps of Eng ineers
630 Sansome Street
Room 1216
San Francisco , CA 94111

Subject: Bel Man n Keys Unit IV — Ignacio Industrial Park Unit 3;
Draft Environmental Impact Statement , our comments of April 1 ,
1977

Dear Colonel Adsit:

Having satisfactoril y concluded length y coordination between the project
proponent , the Bay Area Metropolitan Transportation Commission (MTC) and
FAA , we are withdrawing our objections to the proposed action .

Our intention to withdraw objections to this action are contingent upon the
proponent ’s commitment to imp lement the following remedial program:

1 . A perpetual noise pol lution deed restriction shall be granted to Mario
County by each property owner and successor owner within the proposed Bel
Man n Keys Unit IV subdivision . An acceptable format for the deed
restriction , as drafted by MTC , is offered as Attachment A to this letter.

2. All potential occupants of residential units within the proposed sub-
division shall be notified of potentia l aircraft noise int rusion due to the
proximity of Ham ilton Airport , (formerl y Hamilton AFB). A samp le state-
ment of disclosure prepared by MTC is offered as Attachment B to this letter.

We request that upon development of Bel Man n Keys Unit IV , evidence of
co m p liance with the above remedial program be provided to this office.

Thank you for your consideration of these requests.

Sincerel y ,

~“RE t)ERICK M. ISAAC

,~~~
V Chi e f , Airport District Office , SFO—600

Enclosure

cc:
MTC

A-70 DOCUMENT A-l3
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SAMPLE NOISE EASEMENT

TO BE IN CL U DED IN DEED

This inden ture made this (date) betwecil

(par ty) , hereinaf ter r e f e r r e d  to as

Gran tor , and the Coun ty of Man n, owner of Hamil ton Airport ,

hereinafter referred to as Grantee.

The Gran tor , for and in consideration of zero

Dollars ($ 0.00 ) the receipt and sufficiency of which are

hereby acknow l edged , does hereby g ran~ to the Grantee , its

succ essors and ass igns , a perp etual and assi gnabl e noise  eas e-

inent over the following described parcel  of land in which th e

Gran tor holds a fee sim p le es tate , des igna ted as Parcel  1,

generally ly ing one nile north of the runway of Hamilton Airport.

Parcel  1

( )
C
( Description )
( )
( )

The Gran tor agrees that they, their heirs , success ors and *

assigns , shal l  for  th e us e and bene f i t of the pub l i c ,. grant

the right of flight for the passage of aircraft in the airspace

- above the referenced parcel , toge th er wi th the r ig h t to cause

in said a i rspace such noi se as may be inherent in the operation

of a i r c r a f t , now known or hereafter used for n~ivi gation of or

f l i g h t in a i r , us ing  sa id a i r sP a c
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or operating on Hamilton Airport.

TO HAVE AND TO HOLD said easement and all rights apper-

tam ing thereto unto the Grantee , its successors and assigns ,

un til said Hamil ton Airpor t shall be abandoned and shal l

cease to be used for public airport purposes.

IT IS UNDERSTOOD AND AGREED that these covenants and

agreem ents shall  run wi th the land and sh all be bin d ing upon

the heirs , administrators , executors , successors , and assigns

of the Gr antor .

IN WITNESS WHEREOF , the Grantor has hereunto set his hand

and seal this (date)

/s! John R. Jones

/ 5/  Mary E. Jones 
_______________

(Seal , at t e s t a t i o n  and a c k n o w l e d g e m e n t
to be in accordance with laws of state
in which land is l o c a t e d )
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SANPLE OF STATEMENT OF DISCLOSURE

TO BE FILE D W ITh COUNTY

Potential owners of houses in the Bel Man n Keys IV housing

development within the unincorporated areas of Man n County

and adjacent to Hamilton Airport are hereby notified of the

following:

1) That Hamilton Airport , located approximately one (1)

mil e sou th of the ref erenced hous ing development , shall

remain in public use as an airport for an indeterminate

length of time ; and

2) Tha t reg ional plans prepared by the Me tropoli tan Transpor-

tation Commission and As3ociation of Bay Area Governments

have contemplated the use of Hamilton Airport for

commercial airline flights to Southern California as well

as other cities within California; and

3) That the operation of aircraft taking off or landing at

an airpor t or maneuvering on the airport produces noise

that may be objectionable to some persons living in close

proximity to the airport.
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1~.arch 3, 1978

Archaeological Impact Evaluation of two non-contiguous parcels of land.
near Ignaclo, Man n County: (A) Bel Maria Keys Unit IV and (B) Ignacio

— 
Industrial Park Unit III ( ABS 78-27) -

Scope of Work 
-

Pursuant to a recommendation from the National i~ark Service , a
preliminary archaeological field reconnaissance was carried out by
Archaeological Resource Service on February 21~, 1978 of two non—cont iguous
parcels of land located within the community of Ig~~~io, near the city
of Novato, Maria County, California (Nap 1). Two years ago a draft
Environmental Impact Study was written by Applied Sciences, at the
request of the Army Corps of Engineers. In this document a cultural
resource section was included; however, it appears that only one portion
of the area proposed for modification had, been physically surveyed,
an area called the West Compound. Due to the incomplete coverage,
ABS was contacted. by representatives of the agencies proposing the
modification (Belger Financial Corporation arid. Alternate Energy Systems)
and requested to complete the reconnaissance of the two properties.
Bel Man n Keys Unit IV is a proposed residential complex which is
similiar to the diked and filled areas presently developed. along Bel
l4arin Keys Drive. Ignacio Industrial Park III is a continuation of
commercial development along Eel Man n Keys Drive within what is a
large expanse of filled and diked marshland. For the purposes of this
report , Eel Man n Keys Unit IV will be called Parcel “A ” ; lgnacio
Industrial Park III will be called Parcel “B” .

Previous Archaeological Research

Prior to undertaking fieldwork , the archaeological site location
maps for Man n County were examined. N .C .  Nelson ’ s 1909 publicat i on on
the shelimounds of -the Bay reveals the presence of several aboriginal
shel l f ish  processing camps and larger village areas in the v ic in i ty -
notably CA-Mrn-170 , -161, -160 near Hamilton Air Force Base . However ,
no prehis tor ic  cultural resources were mapped by Nelson w i t h i n  the 2
areas presently examined . The West Compound , adjacent to Parcel A ,
has been previously examined by the preparers of the draft EIS and
deemed to have historical significance. As this locale has already
been evaluated by the DEIS, It was not re-evaluated by our survey.

Parcel A-Field Methodology and Findings

Map I demonstrates that Parcel A and B are non-conti guous. The
draft Environmental impact ~3tatement combined Lhe two areas in its

104 HARBOR DRIVE • NOVATO , CAL IFORNIA • 4 15/ 897 - 4730
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Eel Maria ~1eys IV and Igrtacio Industrial Park III, continued Page 2

discussion. Parcel A consists of a 99+ acre parcel located to the east
of Bel Man n Keys Road., near the knoll-top complex called the West Compound .
This property has been dry farmed since the 1890 ’s, when an artificial
levee was built along Novato Creek, reclaiming marshland. Now the land
lies at a mean elevation of minus 3 feet below sea level , encompassed
by an earthern dike. The West Conipour d lies at 11.3 feet elevation and.
comprises the highest area within the survey tract. As it had already
been examined. in the DEIS, it was not re-visited. Even with the dike,
the recent rains have caused. considerable filling in of the fields,
submerging over 75% of the survey tract. Submerged areas were not
physically traversed. However, all relatively raised areas, such as
islands, potential natural levees, or locales where historic structures
are observed., was examined. on foot along linear transects. Any exposed
soil or cut trench or ditch (where a soil profile is exposed) was examined
in order to determine the presence of either (i) discolored cultural
soil, midclen, shellfish food remains, chipped or ground stone implements
indicative of aboriginal habitation or usage, or (2) historic structures
and. features which could. be considered. potentially significant. At no
time did. we observe any evidence of aboriginal habitation. One potentially
significant historic period structure was discovered- a badly deteriorated
1920’s clapboard. residence located. on the northeastern boundary of Parcel
A. Its condition arid recent age would, weigh against it being considered.
overly significant. It is definitely not an outstanding example of farm
domestic architecture. Also, there are several neighboring farm complexes
where residences and outbuildings are in excellent condition (see Novat o
Old. Town for an example). Since this structure is situated along the
eastern-most boundary of the area proposed for modification, it is very
possible that the structures will bear no direct impact from the pro-
posed residential development.

Parcel B-Field Methodology and Findings

Ignacio Industrial Park Unit III is situated. south of Bel Maria Keys
Drive, and approximately 500 meters southwest of Parcel A. Parcel B is
situated. within previously drained marshland which is presently reverting
to marshland. It is proposed to fill these areas and construct additional
commercial buildings, as are present in Units I and II to the south.
CA-Mrn-l70 is reported. to lie within the Industrial Park; however, in
the late 1960’s, this resource was “salvaged.” in large part during de-
velopment of the first increment of the industrial park. The area where
this resource is reported was not re-visited. by PBS, arid. as it lies
outside of the area being investigated, we are unable to determine if
its remnants will be potentially impacted. by the third increment.

Again submerged or waterlogged land was not physically traversed,
except to reach two relatively raised. areas which were examined. One area,
covered with willow trees and thick blaclcberry bramble, appears to
represent a residential f arm complex which is completely abandoned and
In an active state of decay . Several wooden fence posts and, a concrete
trough (or garden border) are some notable features. However, the ex-
treme density of the vegetation and the submerged condition of much of
the area hampered our gaining a complete understanding of the feature.

A- 75
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A similiar, but separate raised area was also observed; submerged. areas
prevented our physically reaching the area, but it appears to be an
artificial pile of earth, possibly a spoils pile from the earlier dike
construction.

Conclusions

Previous archaeological investigation in the area has revealed that
raised areas within the marsh-.. slands, levees and. the like-are particul-
arly sensitive to aboriginal utilization as well as historic period
occupation. AU previously known prehistoric sites can be found. on
raised areas lying outside the two survey tracts. No prehistoric sites
are reported. to exist on the West Compound. rise; this lack of sites
may be due to sampling during Nelson ’s era. As we did. not re-visit the
West Compound, we do not know if a prehistoric site is not present .
The West Compound has been declared. a significant historic building
complex, and for this reason, proposed alterations apparently will not
disturb it. The marshland adjacent to the West Compound did not reveal
any significant prehistoric or historic era resources. Survey of Parcel
B also failed. to reveal highly significant historic resources, although
a significant prehistoric resource, CA-Mrn-170, may be indirectly impacted
by the continued development of the industrial park. There is a possibility
that archaeological materials contained with soils taken from the area
of CA-N.rn-l70 may have been scattered throughout the area developed as
the industrial park. In the event that concentrated. amount~3 of discolored
soils containing shellfish remains and/or stone implements are encountered
during trenching , grading, or other construction act iv it ies , all work
should stop within 30 meters (approximately 100 feet) of the find, and
an archaeologist called in to examine the find and. determine its signif i-
cance, in order to propose appropriate mitigation measures.

References

Nelson, 1~I. C.
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Signed, -

X/7 ~~-~~~ 7~D
Katherine Flynn/for Archaeological Resource Service
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Section of the Novato 7.5 minute USGS quadrangle, showing survey
tracts (A) Bel Man n Keys Unit IV, and. (B) Ignacio Industrial
Park Unit III.
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55 NEW MONTGOMERY STREET . MAILING ADDRESS P.O. BOX 7717 .S,~N FRANCISCO , CALIFOFINIA 94120. (415) 434-3004

June 14 , 1978
Project No. 283.1

S o il an d  and A s s o c i a t e s
c/o P a l m e r , Grundstrom and Duckworth
Attorneys at Law
Post Office Box 26
N ovato , C a l i f o r n i a  9 4 9 4 7

Su b j e c t :  BEL M A R ]N  KEYS U N i T  IV - I G N A C I O  I N D U S T R I A L  PIU< K UN iT 3
Man n C o u n t y ,  C a l i f or n i a

Ge n t l e m e n :

This  l e t t e r  p re sen t s  the r e s u l t s  of ,ur a n a l y s i s  of t h e  a i r
qu a l i t y  concerns  expressed in comments on the D E I S  f o r  t he
subject project and discusses one additional m itijation f o r
air nuality impacts. In summary, the comments were :

1. Air quality impacts should be calculated based on ti-affic
f r o m : a )  a l l  ex i s t i n g  r e s i d e n t i a l  and  industrial ve lop—
m o n t ;  b)  Bel ~1ir i n  K e y s  U n i t  IV;  c)  T g n a c i o  I n du s t r ia l  P a r k
U n i t  3; and d)  a ny  o t h e r  s p e c i  f i c  k n o w n  p r op o s ed  l e ve l  op—
r e n t s , ( H e r e a f te r  th i s  t r a f f i c  w i l l  J o  d e si~~n i i t od  ‘ P r o j e c t
T r a f f i c . ” )

2 .  The o x i d a n t  impac t  i s  u n der e st im a t e d  1, ‘cause  velocities
upon w h i c h  the  c a l c u l a t i o n s  were  based ( 3 0  mp h )  i s  t oo  h i g h .

T h i s  r ecen t  a n a l y s i s  t akes into account projected traffic f r o m
all exist ing and  p roposed  p r o j e c t s  and  is based  on an a ve r a c o
v e h i c l e  s t eed of 20 mph . S e : a ra t e  c a l  c u l  a L i en s  w er e  m ade  to
i d e n t i f y t he  i m pa c t s  o f :  a )  t h e  P r o j e c t  T r a f f i c ;  and  h )  the
P r o j e c t  T r a f f i c  i n c lu d i n g  e x is t  i ng  f r e e way  t r a f f i c .  D O t a i  led
d a t a  used  in  t h e  c a l c u l a t i o n s  ar e  on T a ble  1 a n d  on P 1 - i t o  4 f r o m
t ic DE I S .  The m e t h o d s  used a re  as d c ;c r  i bed in  “ Gu  ide  l i n e s
f o r  A i r  Q u a l i t y  I m p ac t  A n a l y s i s  of P r o j e c t s , ’ p L e p ar e d  by b a y
Area  P o l l u t i o n  C on tr o l  I) i s t r  i c t , and d at e d  J u n e , 1 9 7 5 .  P e su l  ts
are  p r e s e n t  ed on Tab l e  2 md on p i 0J  ct I -

~~ 
iot S l f l !  ry  f i r r r s

n um b er e d  1A ( P r o j -ct  r r r a i f i c )  and 113 ( P r  o j -c t  f r i f f i  c p l u s
F r v e~~i y T r a f f i c )

C o mp - ir i n g  the r -sultn aga nst air ~u i 1  ity sI u n l i r t s  ( T ab l e  2 )
the i r eic t of p o l l  u t - i n  I s  I rem e i t h e r  t lie P r o je c t  or I he
Proj -ct pl us Fre&-w iy Tr i If ic  v o l um e  w i l l  1)0 to e:-cee-d u t  a n —
da r ds  for  carbon  mr~nox (10 , n o n m e t  h a n e  Ji ~~d oci i -h ens  an d  n i t  r e - jon
d i o x i d e - . Standards for su l fur dioxide and uu ;1enb -d e.i r t i cu—
la tes w i l l  not be e xce ed e d .

soil and foundation inv estigations , ear th and rock f i l l  dams
A—78 )ON MEN F A— 15
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Soil and and .~-ss ci  a t  es
Tune  14 , I Y/8
Pa ae 2

I n add  i t  i o n  to I he mit . i g a l i o n  m e a s u r e s  b J o ~ -osc- d for  a i r p~a I i  t y
iiu ~m 1CtS  ~ n t h e  b E T S , ]lig h’--;ay 101 c o ul d  be w i i h - n -d to 8 l a ne s
w i t h  a p r o v i s i o n  f o r  an e x c l us i v e  b u s  and  car  poo l J a ne d u r i n g
the  c o : : J ru t e  h o u r s .

V e r y  t r u l y  y ou r s ,

R .  C. 1~~~~~~~~~1 - ~~N 7~~ND ASSOC J Z~ Ii- S

i ch a r d  G .  T a i t
C i v i l  E ng i ne er 1 5 3 0 3

itt acisnon i 5:  F ab l e s  I an d  2
P l a t e  4
P Oj O 2 t  rn ,~ -act S i a n - u  y Per os 1A a n d  113
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TABLE 2

TLAI-’FIC R E l A T E D  Al R 5 I I A  I I T Y  I VI A L l S

P r o j e c t
Plus

San R a f a e l  P r o j e c t  F r e ew a y
Back gr o u n d  P l u s  P l u s  F e d er a l

Con~~m i n e n t  l e v e l  ( 1 9 7 7 )  Bac~~~~owid b a c i c a r o u n d  S t a n i l u r d

carbon m o n o x i d e
8 hr  a v g .  (p p m )  7 . 9  10.1 1 2 . 4  9 . 0

n i t r o g e n
d i o x i d e , 1 h r
avg, (ppm) .14 .45 . 8 6  .2 5

sulfur dioxide
24 hr avg . (ppm) .015 .035 .056 .14

suspended
particul at ’es
a n n ua l  avg .
ug/m 3 3 4 . 0  4 1 . 0  4 9 . 0  7 5 . 0
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R.C. I IARL .-\N AN[)ASSOCL -\TES consulting engineers
55 NEW MONTGOMERY STREET . MAILING ADDRESS P.O. BOX 7717 .SAN FRANCISCO , CALIFORNIA 94120 .(415) 434.3004

January 9, 1979
Project 283.1

Mr. James C. Wolfe , Acting Chief
Engineering Division
San Francisco District
Corps of Engineers
211 Main Street
San Francisco , California 94105

Attention : Environmental Branch -

Dear Mr. Wolfe:

This letter presents responses to verbal corrrnents by Mr. Richard
Poole, Environmental Branch , concerning the Bel -~arin Eeys
Unit—IV (BMK—IV) , Ignacio Industrial Park—Unit 3 (I1P—3) , Final
Environmental Impact Statement.

1. Dike Dependency -

Neither the BMK—IV nor the IIP-3 project depend on the existinc
dikes along San Pablo Bay or Novato Creek for flood protection.
Consequently, the structural and hydrolog ical ade~ uacy of the
dikes ~s not a factor that would affect project design.

2. Floodiflg

The areas to be occupied by the BMK-IV and IIP—3 projects
are presently subject to flooding and will continue to be so
until the grading is completed.

3. Hydrologic Criteria

Rainfall intensity experience for the area is recorded or-i
page 36 of Appendix C, in the FEIS , “The United States ~ceather
Bureau Technical Paper 140 shows that 6 inches of rainfall has a
probability of occcurring once in one hundred years in the Novato
area ” .

4. Runoff

The effects that the B~ K—iV and IIP-3 proj~-cts will have on
• rimoff will h~ mi ni~scu1e in terms of quali ty and cuantitv. ~r.

Lee Oberkamper , Civil Eng ineer , who his perforr’c’d ~ydro~ogic
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!4r. H.E. Pape
January 9, 1979
page 2

analyses for both the projects , reports that the incremental runoff
volume attributed to the two projects will be , conservatively
speaking, less than 0.5% of the total runoff of the 5,200 acre
watershed area. The quality of the runoff from the IIP-3 project
is discussed in our response to Comment No. 2 from the Resources
Agency of California. The runoff characteristics from BMK— IV,
are expected to be similar.

5. Elevation Data

According to Man n County Ordinance No. 2245 , attached ,
final minimum elevations after a period of 30 years of settlement
as predicted by soils encineering shall be

a) Street Gutters , +7.0 M SL
b) Finish Floors , +9.0
C) Garage Slabs , +8.0

Mr. Lewis Frederickson , Assistant Flood Control Engineer , Man n
County , indicates that ±7 is the one hundred year design flood
elevation .

According to “Drainage Analysis - Ignacio Industrial Park” ,
prepared by Gonzalez and Oberkamper , Civil Encineers , Inc.,
and dated July 25, 1975 , minimum elevations after settlement will
be:

a) Drainage Inlet -~rades , +7.0 MSL
5) Building Finish Floors , +8.0

Additional criteria in this analysis are that storm drainage
and ~ond~ ng facilities shall be such that wat6r ~tll not be
allo~-:ed to reach the level of the finished floors during a storm
having a probability of occurance of once in one hundred years.

During normal tidal conditions , the IIP-3 streets will not be
subject to flooding during the one hundred year design flood .
There could be minor street flooding if the one hundred year design
flood occurs simultaneousl y with the MHHW tidal condition .

6. Hydrolog ic Criteria

The Man n County Flood Control District considers the one
hundred year flood as adequate for design purposes.

7.~~~~~ a te r Dc pe nde~~q~

The BMK-IV project is water dependent , the IIP—3 project is
not 5. ater dependent.

8. Alternatives to IrP-3

Ari de from the alternatives discussed on pages 43—45 of the

A-86
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Mr. H.E. Pape
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FEIS, there are no other feasible alternatives to the proposed
project.

~‘;e trust this letter 
contains the information required . Please

call if you have any questions.

Very truly yours ,

R.C. HARLAN AND ASSOCIATES

Richard G. Tait
Civil Eng ineer 15303 -

attachment: Man n County Ordinance No. 2245

cc: Edwin Grundstrom
Lee Oberkamper
R. Ho’.-:ard Harmer

RGT/cjr 
• 
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I.’! o:~ :iA :~CE OF i cu j ::;V (F :tAhI 
• sr~~~

OF’ Cf , I, J I O ~~I (~, J\!’ O~i I~~’ ;~: ~~ ::-~~TEr~ I’Lt.~ 
- 

-

F0I~ Cr1 p~;:~in K E YS U~I I T  ~. i,~:u s:rrinc FDMH
C0~ DI I IWIS P:-I I ~~ s:U ST CE C~~SE s-~’JE~~.

TW ~~~- ‘dJ OF S’J? Er.V t~~0RS OF THE COU?rI Y OF ;~\R~~l DOES OROA UI AS FOLLO’.JS :

S E C T I 0 ~ ~: An R SP fla~ tcr Plan ip the ~ ati Man n Keys area os-i

P...rcci ~~~~~~~~. 157~ l72~O~i (ror~~on), 05, 18 , ~~-1-~ l57’3~ 1 0 3 (p~ rtTo n)  are hereby

~sppre- ~ s:’, ~.~st ch c~prova1 shal l be in aCCO ~~ce w i t ’n th~ folloi,ing :

A. The -.- C ? ~ en t , ~aintenan cc , and use of the prcpert’,’ sha l l b~ carried on
in c fo s-’mance w~ th ce r t a in  raps as-id p lan; entit led as folios-is:

1. “Ccl Man n Keys Un i t  ~~‘ , flaster Develeps-nert Plan , ?~oise Contours ,
Secondary FloudJey Pl an , Proposed ading Plan , Gradin g Scction ,

~~~.ndary Topographic hap , Landscape Plan by Gonzalez as-s d Oberkass-per,
Drawings 1—7, dated December 17, 1975 and marked Exh ibit ~‘A” , as flied
in the Planning Ccpartnsent of :-Ianin County .

S. ~o b s ;i ld ng shall be constructed , mai ntained , or used other than for the
purcose specified in Exhibit “A” referr ed to herein. . -

C. The development , maintenance , and use of the proper ty shal l be further
seSj~ ct to the following conditions: -

1. b’sy t~zntative map,  parcel map, or final rap required to imp l ement sel’ -

- ~~- h-i lZeys U n i t  ~i w i ll onl y be a?provad subject to the conditIon that
- the deve l opmen t of all parcels S~~O5.-; fl on said map and not des cribed as

Un it ii wi ll first require an o’ierali h~aster I-’lan as per applica nt ’s agraemer

2. Final elevation s, after a period of 30 years settlement as predicted
by ~.oils en~ !r.~erinO , 5h31i be as

a. Roadway gutter elevations shall be a m inimum of 7.0 feet  riaa.i sea
level . . - . - -

b . Finish fear elevations shall be a minimum of 9.0 feet mean sea
level , Tn~ 1u d i n g any mecha nical pads supportin g e lectr i c a l equ ’i psss~nt,
heater ducts , and hot water heaters , etc.

c. Garage sl~ b5 shall b e a  nin aJm of 8.0 feet’rear4 ,sea level .

fiUf ?AGZ -
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3. The “Propo sed G r a d i n g  P l a n ” i n d i c a t e s  earths~or~ e>:teridin; beyond the
bounds of Unit ~~~. I t  shal l be r e q u i r e d  that all work shall be contained
wi t h in  Uni t 1i. 

. -

l~. Prior to the approval of any tenta~~i’:e mep with in the ~el l-~arin I~cy~
Un it ~i area and p r i o r  to any ex c a v a t i n g ,  grad ir:~ , or fil l in g Wi thin .
the Bcl flarir. Keys Unit 1~ area , a flood p lain drair .age agreement si-iaH
be ent ered in to bc t~~’en the pro pe r ty  c~-ir .er; and the fl~ rin County Floo d
Contro l and Uetcr Conserv-atiori D s ~ rict wh i ch shall prov ide for the
assurances rciatin 9 to flcrad pordtn ; capac ities arid associated issu ,~s
as dcl ine alc-c ’ in the F 2  Scccn’Jery Floodw~’~ Zoning of the County of

~arin . As p~:r the ~pp lic ~~ t ’s r c s - j — c s t , the ~bovc arr~Jng , nents w i ll
mass qr~icfl nç1 , (e):c~ vation is - i d f i l l )  after approva l of the ma ster

p lan ~nd pri or to approva l of a dcve l o2 n t-pl an . Fil l in g shal l be
appropri ate l y ç I I I C I S ts d , un~ic r the d i r a c t i a n  of a rc~jistcrcd soils eng ineer
in ’ o r der  to el ini ina t c the  po~ s i h i  I i  ;y of di ffc rcr itia l settlcn~nt along
the l o n g i t u d i ’ i ~i i  axis of the pro?c’~~z~ hc~ s.

S. Prior to nppz’o-~a l of the dcve1op :s; .~i i t  p l::~s , t I ss~ app l i c a s s :  sha~ i st~~~s - ~
cc)Iltrs-tzts a:idf~ r zt~ rew.sc:its sccurii~ : the l a L n t c : l n n c c  re cpoas  i b j  i i  L i e s
for all cos s-en areas of Rd ~-~arin Keys U n i t  4 in c l u d ’tu~ zIt~ l~~ oan ,
isla nd , and landscaped areas . These contracts and/or aCrcererts Sh:LI1
) e  subject  to ~lie approval of the M ar i i t  County  I’ h±nn in~ D cp ar z r c nt
and County Counsel.

6. A si te-specific noise asSesst:.Crtt shall be made by a quali f ied
acoustical consultant of all development areas within the 55 arid 6~
C~ EL (Cen-s:unity Noise  ‘~quiv:tlen t Level) co”ttoers prior to ~~proval

- 
of the dcvelopn cnt p l~ n .

7. The developer shall depos it w i t h  the  pa~ tners t of Pub l i c  i’ orks an
- ~qu i t a b l c  arau~~t of money per un i t  (ce~ p u c e d  on th e  bas s of S200

per acre) pay able at close of escrow of each sale , as a cont ribu tio— ~
to a sp eci al fund for the future improverent of I~~n3cio lnterch an~~~.

SECTIO~’i I I :  This Ordinance sha l l  take e f fec t  and be in f u l l  fo rce and

cffcc t  thi rty  (30) days after the date of passage and approval and sha l l  be

published in the Novato Advance , a newspaper p ubl ished in the 
-

County, with the nar -es of the Si.~~ervisors vo t ing  for and against  the same , at

least once before the exp ira t ion of fifteen. (15) days after its passage .
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PASSED AND ADOPTED at a regular meeting of the Board of Supe ’iisors of

the County of I~arin, State of California on the 2~~ t day of_December

1976 by the following vote, to-wit: -

AYES. - S UP ERV ISO RS Peter R. Arr igon i , Thomas S.. P r i c e ,
Arnold M. :Bapttste , Bob Rou m i guiere

— 
- 

SUPERVISOR Gary Giacomini

A~SE~T: N ONE

- .~~1 A  ‘ “
~

t~ -4i (\ )  ~~~~~~~ ~~~~~ ~~~-‘~ c~--’- ~
CUA I P.~’-t-\N OF THF EC’.ARD OF SUPERYIS
COUNTY OF ?~1ARIN -

~~~~teSt

~~~~~~~~~~~~~~~~
C lerk of the Board

~‘iASTE R PLAN : BEL ?- &ltIN KEYS UNIT 4
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STATE OF CALIFORNIA STATE LANDS COMMISSION EDMUND G BROWN iL . Go~’s~’.ur

STATE LANDS COMMISSION ~~~~~~~
ISOT 13TH STREET a

SACIAMENIO. CALIFORNIA 95514

(916) 322—7802

February 7 , 1979

File Ref. :  W 9950

R. C. Harlan and Associates
P. 0. Box 7717
San Francisco, CA 94120

Attention: Richard Tate

Cent levien:

RE: Bel Man n Xeys Unit No. 4 - 3. 1’!. West
“Conseptual Master Plan ” near Novato Creek. Man n Co’an’~~

Staff of the State Land s Coirsission has reviewed the recently updated
information which you have supplied to us concerning the above referenced
project , and , based on this information , it has been determined that you
will not be required to obtain a permit for work associated with the project
so long as the i1~ rk does not extend onto the State owned bed of Novato Creek
or any other lands under the jurisdiction of the Land s Coanission .

This action is not intended as , nor shall it be construed as, a waiver
of any right , title or interest by the State of California in any lands
under its jur isdiction.

Sincerely,

A . L. 3~~E5
Dredging Coordinator

PLJ/u!n

cc: U. S. Artr~’ Corps of Engineers
San Francisco District
211 Main Street
San Francisco , CA
Attn : Richard Poole , RE: PN ESF 9617-33
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APPENDIX B

ENVIRONMENTAL IMPACT REPORT
(BEL MARIN KEY S UNIT IV)

Appendix B was distributed with the Draft Environmental Statement and
therefore is not included with this final report . Additional sets of
this appendix are ‘vallable from the San Francisco District upon request.
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APPENDIX C

ENVIRONMENTAL IMPACT REPORT
(IGNACIO INDUSTRIAL PARK UNIT 3)

Appendix C was distributed with the Draft Environmental Statement and
therefore is not included with this fina l report. Additional sets of
this appendix are available from the San Francisco District upon request.
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APPENDIX D

LETTER S OF COMMENT 
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APPENDIX D

LETTERS OF COMMENT

TABLE OF CONTENTS

Document From

D—l Advisory Council on Historic Preservation D—].

D—2 Bay Area Air Pollution Control Distric ’- D—2

D—3 U.S. Department of Health, Education, and Welfare D—4

D—4 State Lands Division D—5

D—5 Regional Airport Planning Committee D—6

D—6 U.S. Department of Transportation, Federal
Aviation Administration D—13

D—7 U.S. Department of the Interior D—l5

D—8 U.S. Department of Transportation, Federal
Aviation Administration D—19

D—9 The Resources Agency of California D—21

D—lO California Department of Parks and Recreation D—26

D—ll U.S. Environmental Protection Agency D—27

D—12 Man n County Comprehensive Planning Department D—3l

. 

,

.

Th~~ T . ~~~~~~~~~~~
- .-

~~
- 

~
- •

- .



- 
~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ ~~~~~~~~~~~~~~~~~~~~~~~~~ ~~~~~~~~~~~~~~ 

—-- —-  -

isorV ( ;(nlncl I (1(1

I listorie Preservatio n
K Street NW

— 
Washington , [).C. 20005

February 17, 1977

Brigadier General Richard M. Connell
Division Engineer
Corps of Engineers, South Pacific Division
Department of the Army
630 Sansome Street, Room 1216
San Francisco, California 94111

Dear General Connell:

This is in response to your request of February 11, 1977 for comments
on the draft environmental statement (DES) for the Bel Man n Keys
Unit IV — Ignacio Industrial Park Unit 3, Man n County, California.
The Advisory Council on Historic Preservation notes from its review
of the DES that while cultural resource studies to date indicate
no properties included in or known to be eligible for inclusion in
the National Register of Historic Places will be affected by the
proposed undertaking, the possibility exists for previously
unidentified cultural resources to be encountered during construction
activities. Accordingly, the Corps of Engineers is reminded that S

should such cultural. resources be identified which are subsequently
determined eligible for inclusion in the National Register, all such
activities affecting the resources should be delayed until the
Council has been afforded an opportunity to comment pursuant to the
“Procedures for the Protection of Historic and Cultural Properties”
(36 C.F.R. Part 800).

Should you require additional assistance or have any questions
concerning this matter, please contact Michael H. Bureman of the
Council staff at P. 0. Box 25085, Denver, Colorado 80225 , telephone
number (303) 234—4946.

Sincerely yo s,,”

Louif S. Wall
Assf.~tant Director, Office
of Review and Compliance
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BAY AREA AIR POLLUTION CONTR OL DISTRI CT
- 

- 

Ma r ch 2~~, 1-~~7; ’

- 
. S. A’~my Co~ 1is of ~ng inc-’r ’~
~‘tf l  Fran c i sco  Dis t r ic t  Off ice
‘ll~ Main Street

~~~ Fr--nci ’-co , Cal i fo rn ia  97:105

~e: Commen ts on Dra It: Env~ ronrnental Inpict
Statement (D~ IS): Bel ~1arin L~eyr
U n i t  IV — Ignacio Indw~tr i a l  l ark  U n i t  3

)ear S i rs/ t - I s s . :

‘e have rcvie’~ed the above-referenced doeu~nent , and submit the follo ’-7ing
~omments for your consideration.

ach separate EIR in Volume 2 analyzes the air quality impacts  as~ ociaeed
‘ith each respective project , and th~ EIS (Volume 1. p. 34) generall y
-iSscusses cumulative air quali ty impacts. However , the EIS does not quail-

i fy  the cumulative air quali ty impactF associated with these two projects
nd other  c;:isting and proposed projects in the area. Such ca lcu la t ions
E cumul- ’tive air qua l i t y  impacts are crucial for the purposes of this E T S .

he proposed projects  and re la ted development are served by one major road
m d  one key intersection. It should be possible to calculate relevant
-oadside air po l l u t an t  concentrat ions associated with :

- all existing residential and industrial development
- Pci Man n Keys Un i t  IV
- Ignacio Indus t r ial  Park Uni t  3 , and
- any other specific known proposed developments.

-Ic note that the EIS does give quantitative estimates of cumulative totals
-)E traffic generated by the two projects  arid six related developments
~~~~~ 

40 , Volume 1). Data such as this could be used as a basis  for  caicu-
ating the cumulative air pollutant concentration levels discussed above .

\dditiotially, the EIS should indicate what cumulative impact:, if any,  the
‘ropos cd and related projects could have on Route 101.

‘lease address any questions concerning these comments to Ralph Head ,
;enior Planner , Technical Services Division .

Sincerely ,

4 ,~~~~~~ 
~~~~~~~~~~~~

Mil ton  Fe idstein
S Deputy Air Pollution Control Officer

i~ .g Lockctt
AR B D-2 DOCUMENT D-2 ti
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DE PARTMENT OF HEALTH , EDUCATION , AND WELFARE
REGIO NAL  Or C t

- 
50 United Nations Plaza

SA N  r R A N C I S C O . C A L I F O R N I A  9 4 i 0 Z  o r F (r ~~r
T*.1 R EOiQN~~5. D R I C T O ~

March 29, 1977 
-

District Engineer  RE: SPOCO-0
U . S .  Army Eng ineer D i str ict , San Franc i sco -. . PN Q~l7-33211 Ma i n Street 

- P?51 ltl9fl~-33San Francisco , California 94105

Dear Sir:

The Draft Env i ronmental Impact Statement for Bel Man n Keys Unit IV-
Ignac io I ndus t r ia l  Park Un it 3, Man n County , Cal i fo rn i a has been rev i ewed
in accordance with the interim procedures of the Department of Health ,
Education and Wel fare as required by Section 102(2)(c) of the National
Env ironmental Policy Act , PL 91-190.

We find that the DEIS is deficient as it does not adequately assess the
impacts of the proposed action and provides little, if any, m i t i gat ion  or
safeguards where the effects of the action are more than existing systems
can handle .

The DEIS states that there will be a total increase of 256 students as a
result of the proposed residential devel opment. The ETS also identifies
that the school s are nearing capacity and within two years the high school
will exceed capacity . With the expected increased student loads generated
by the project and those of future developments as a result of the projec t , S

assurances should be made by the elementary and high school districts that
the new student load can be adequately provided for.

It is unknown at this time whether the Novato Sanitary District will be
able to provide service to the Un it XV development. Annexation of Unit
IV to the city would be required prior to servicing. What assurance has
been received that the City of Novato would approve such annexation? What
alternat ive servicing will be provided should the City of Novato refuse the 5

annexat ion?

The lack of a street ma p h i ndered ou r review of the t raff i c ci rcu la t i on
pattern. The traffic generation estimates for the project on Del Man n
Keys Blvd at Nave Intersect ion show the f.acility operating at Service Levels
E or F. Are there any concrete plans to relieve the congestion that will
occur? Particular attent ion should be given to the adequacy of providing
Emergency Medical Services and Transportation (Medivac/emer~ency ambulance )
under these condit ions.

— 1—
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The County of Man n is currently experiencing a critical water shortaqe .
The proposed project will signi ficant ly-1increase the demand for domestic
water. The EIS does not provide any assurance that water service can be
provided to the Unit IV and Unit 3 developments.

Ir view of the critical conditions now existing in Man n County , the
wisdom of proceeding with this project may be questioned until solutions
to those problems are realized .

The opportunity to review this statement was appreciated .

Sincerely,

Ja mes . Knoche nhauer
Re gi onal Env i ronmen tal Off ice r

cc: OEA
CEQ

•1
I

D — 4

5. - -‘. .... --
~~~~~~~~~ 

‘ - ~~ i r ~~”~ -~~~~.
- - 

— --  n’—- —c



~~~~~~~~~

-

~~~~

- 

~~ 

- 

~~~~~~ 
~~~- -- 

~~~~~~~~~~~~~~~~~~~~~~~~~~ -~ .T ~~~..  ~~~~~~~~~~~~~~~~~
-“-

~~~~~~~~~

STATE OF CM I F O R N IA  — STATE LANDS COMMISS ION 
- - - ______________________ 

EDMUND G BROWN JR - C

STATE LANDS DIVISION
1807 1 3T H STR E ET
SACRAMENT O, CALIFORNIA 95814

(916) 322—7810

March 25, 1977

File Ref. : SD 77—02—18

Department of the Army
South Pacific Division,
Corps of Engineers
San Francisco District Office
211 ~4ain StreetSan Francisco, CA 94105

Gentlemen:

SUBJ ECT: Draft E.S. — Bel Man n Keys Unit IV
- Ignacio Industrial Park Unit 3

The above—referenced project areas were originally acquired and
sold as State swamp and overflow land. The area is crossed by historic
mlou~hs , portions of which may be sovereign land under State Lands Com-
mission jurisdiction.

At such time as the State ’s interest is determined, these develop-
ments may be required to obtain State Lands Commission approval for the
areas effected. Please contact me at (916) 322—7810 if you have any
questions.

Sincerely,

- S~c.~t (At ~~ ~
SCOTT ATKINS
Land Agent

SA:js

‘ I
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REGIONAL AIRPORT PLANNING COMMITTEE
March  28 , 1977
1005-02-01

Department of the Army
San Francisco District Office
211 !Llain Street
San Franc isco , California 94105

Re : Draf t EI S - Bel Man n Keys Uni t  IV

Dear Sirs :

The ABAG /H TC Reg ional Airport Planning Committee , at their
m e e t i n g  on March 25 , 1977 , reviewed the enclosed s t a f f  r epor t  on
the  DEIS for  Bel  Man n Keys IV.  Upon rev iew and d i s cus s ion  of
the repor t , the  Commi t t ee  passed the fo l l owing  m o t i o n :

The Regional Airport Planning Committee finds the following
w i t h  respect  to the proposed Bel Man n Keys IV hous ing
development  p r o j e c t :

1. That  the p r o j e c t  is i n c o n s i s t e n t  w i t h  the Regional
T r a n s p o r t a t i o n  Plan as i t  re la tes  to the f u t u r e
opera t ion  of H a m i l t o n  A i r p o r t ;

2 .  That the DEIS is d e f i c i e n t  in the areas of a v i a t i o n
noise and s a f e t y  (as indicated in enclosed r e p o r t ) ;

3. That  the Corps should  deny the d redg ing  pe rmi t  fo r
the reasons ind ica ted  in the above ; and

4.  That  the p r o j e c t  sponsor be n o t i f i e d  of the  need
to r econc i l e  the apparent  c o n f l i c t  be tween h i s
r e s i d e n t i a l  p l a n  and the po l ic ies  of the  R e g i o n a l
T ranspor t a t i on  Plan .

Thank you for  t h i s  o p p o r t u n i t y  to .comment .

Sincerely,

Chai rman

ck
cc: 1)onald C u t o f f , P l a n n i n g  D i r e c t o r , Man n County

G o n z a l e z  and Oberkamper , C iv i l  Eng inee r s

HOTEL CLAREMONT • BERKELEY CALIFORNIA 94705
S _ D-6 DOCUMENT D-5
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COMMENTS ON

DRAFT ENV IRONM ENTA L IMPACT STATEME N T ON BEL MAR IN KEY I V

RESIDENTIAL DEVELOPMENT IN MARIN COUNTY

The DE1S for Bel Man n Key IV was received by ABAG from the U.S.Army
Corps of Engineers on February 14, 1977. The Corps was require d to
prepare the DE IS because the proposal rcquires a Corps excavating
and fill permit for the creation of a lagoon. Comments must be submitted
by March 28, 1977. Ne i ther RAPC , MTC , or ABAG commented on the i n iti al
DEIR tha t was prepared in July, 1974.

What Are The Projecth Impact?

The Bel Man n  Key 1V is a single family residential development
app rox imate ly one-half mile northwest of Hami l ton Air Force Base
(Figure A). It is part of a larger residential-recreation development
located in the unincorporated section of Man n County just southeast
of Novato city limits( Fi gure B) .  -

The DEIS provides noise contours for 1974 air reserve flights from
Hami l ton (Fi gure C). A Man n County ALUC report indicated that
a number of homes would be located between .‘~e 60-65 CNEL contours .
This level would require noise insulation of the residential bui ldings .

The DEIS does not discuss the i,~ioact of various future plans for Hamilton
A i rport. Specifica ll y, it does not analyse the Man n County proposal
to the General Services Administration for the reuse of the airport
nor the Regional Ai rport Planning Committee (RAPC) proposals.
The refo re , information on poss ible noise ari d safety impacts is not
readily available. However , some of these impacts can be inferred.

Fi gure 0 provides the noise contours and fli ght paths for the qenera l
aviation uses in Man n County ’s reuse proposal . Some of the
Bel Man n Keys IV lies within the 60-65 CNEL contours . In addition ,
the training fli ght patterns make their firs t turn over a port ion
of the development.

The DEIS makes no reference to the Regional Transportat ion Plan (kT~~)
p roposal to study existing North Bay airports for their futurr u~e
in satisf y ing the coimnercial air trave l demands . Mo re particu l arl y ,
it makes no mention of the noise impact that might result fr~~r the
0-1 mil l ion annual passenger level indica ted in the RIP pI-o posa l  ~~S~~ r

North Bay service.
0—7

T~ - - -

~~~~~~~ 
: .



- - 

~~~~ 
—. —.--- . —-5- - .— - ~~--. —-5- . - -

~~~
---5--- -- 

-

The Bel Man n Keys IV (and pos sible future portions of the tota l
- development) concerns RAPC for the following reasons:

1) safety - the training flight pattern takes off and makes
its first right turn over-the property . This poses a definite
safety haza rd since most accidents occur either at take-off
or in landing. This situation is made worse due to the
training nature of the flights and the un liklihood that
the exact fl i ght pattern will be strictly followed.

2) noise - a number of the future homes will be within the
60 CNEL contour and therefore are sufficiently impacted
to requi re noise insulation. Moreover, ex pe ri ence from
other general aviation airports in the Bay Area (Buchanan
and Reid -Hillv iew ) indidtes that the noise from training
fl ights causes a partic ular problem. Most training flights
occur on weekends when residents are out in their yards
and are therefore more exposed to noise problems . The

- 
recreation design of Bel Man n Keys would promote such an
outdoor lifestyle and therefore accentuate the problem.

3) North Bay service - the construction of homes next to
Hamilton could sufficiently constrain airport use , due to
violation of noise standards , that it would elimi nate
Hamilton from future use as an intra -California service
point. Conversely, a future decision to use Hami l ton
for intra-Califo rnfa fl i ghts could mean that steps would
have to be taken to pu rchase properties adversely impacted
by noise.

(The Committee is reninded that RAP C policy is in conflict
with that of Man n County and the City of Novato . Man n
County has adopted a policy that Hami l ton Ai rport should be
used for genera l aviation with an annua l maximum of 425,000
operat i ons ( f l i ghts). The pol icy of the City of Novato is that
the future of Hami l ton Airport should be for non-aviation uses
with the exception of Coast Guard flights.)

Reg i onal A irport P lann in g Comm i ttee Act i on

The sta ff recommends tha t the -RAPC instruct the staff to send a letter
to t he Army Co rps of Eng i nee rs s ta t i ng one of the fo l low i n g:

1) The Corps should deny th~ permit if subsequent studies indicate
su bs ta n t i al a )  safe ty proble ms , b)noise problems and/or
c) potential restrictions on Hami l ton serving as a North Bay
intra -Californ ia service point or

2) The Corps should considered the above RAPC concerns and g ive
fu rther and expeditious attention to a)safety problems ,
b) noise problems and/or c) potential restrictions on future
North Bay commercial aviation service. Miti gation measures ,
that may require some form of project re-design , should be
included in the final US and in conditions of permi t approval.

D—8
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- F I GURE A - B E L M A R IN VE Y S I V

(come mo di l ica ti on has been made to
- the type of hous ing units since
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FIGURE B - TOTAL BEL MARIN KEYS
DEVELOPMENT
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Two Embarcadero Ccut& ~r , SuiLc 530
San Franc isco , C a l i f o r n i a  94111

IN REPLY R E S I N  T O

- 9ED

March 29 , 197 7

Genera l hichard N. Connell
South P a c i f i c  D i v i s i o n  Eng ineer
U . S .  Army Co rps of Eng ineers
630 Sausome Street , Room 1216
San Francisco , California 94111

Dear General Connell :

We have reviewed the Draft Environmental Impact Statement for the
Bel Man n Keys Unit IV/Ignacio Industrial Park Unit 3 Project in
Man n County, California , and provide the following comment.

Tu e onl y vehicular access serving the project area is Be] Man n Keys
Boulevard , a two-lane road . Section 4.56 of the Draft Statement
indicates that the cumulative effect of the two projects addressed in
this EIS and six “t-I’er projects approved or under construction in the
same area would create a traffic volume of 2457 vehicles per peak hour
and that full development of Bel Man n Keys would more than double this
traffic. As discussed in Section 4.57, Man n County requires roadway
improvement when triffic flow conditions exceed Service Level D. Th e
Federal Highway Capacity Manual states that the maximum service volume
on a two-lane highway under ideal conditions for level of Service  D is
1700 veh ic l e s  per hou r.  Therefore , it is appa rent tha t  the  capac i ty
of Del Man n Keys Bou l evard would be exceeded resulting in extreme
t r a f f i c  congestion and roadway improvement would be required by Man n
County .

Be! Harm Keys Boulevard is on the Federal-aid Hi ghway Sys tem and is
e l i g i b l e  fo r Federal Hi ghwa y funds .  It is apparent  that  some hi ghway
imp rovement w i l l  be needed .  As lead agency the Corps of Eng ineers
should  cons ider  addressing the environmental  e f f e c t s  of the required
roadway improvements  in the Bel Man n Keys ~IS. This procedure will
avoid EIS dup lication if and when Federal h ig hway Administration funds
are requested for the highway project. This will become especiall y
important since the required roadway project appears to require a Corps
of Eng ineers  404 pe rmi t .
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Please contact Mr. D. L. Eyres , District Engineer , FLIWA , California
Division Office , at (916) 448-3541 for assistance in this matter .

Sincerely yours ,

/ -

j-4’~F. . H4wley
I Regiona.4 Adminis t ra tor
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UNITED STATES
— DEPA RTM ENT OF T H E  INT ER I O R

- 
OFFICE OF THE SECRETARY

PACIFIC SOUTHWESt REGION

ER 77/185 BOX 36098 • 450 GOLDEN GATE AVENUE
SAN FRANCISCO, CAL IFORNIA 94102

(415) 556.8200

March 31, 1977

Colonel H. A. Flert .zheim, Jr.
District Engineer,
San Francisco District
Corps of Engineers
211 Main Street
San Francisco , CA 9~4lO5

Dear Colonel Flertzheim:

The Department of the Interior has reviewed the two volume draft
environmental statement for Bel Man n Keys Unit IV, Ignacio Industrial
Park Unit 3, Man n County, California.

General Comments

The draft statement adequately describes fish and wildlife resources of
the project site and impact upon them . The document , however , fails to
discuss any specific mitigative measures that would be implemented to
compensate for fish and wildlife losses incurred by the Bel Man n Keys
portion of the proposed project. We suggest that a fish and wildlife
loss mitigation plan be presented as an integral part of project design
and discussed in the text as a project coarponent.

We feel the environmental statement should discuss the Bel Man n Keys
Unit IV project as one part of the overall Ignacio Industrial Park
development . The isolated analysis of each se~~nent that apparentl y w ill
be presented at variou s future t ini~ s does not permit an evaluation of
cumulative environmental impacts for the entire project.

The flood potential  for the project is nbt clearly described. The Bel
Man n Keys area is subject to flooding, but the frequency of floodi ng
is  not estimated . Apparently hydrolog ic studies have not been completed
by t,he developer. The Ignacio Industrial Park Unit 3 would be protecterl
from a 100-year storm according to the applicant ’s caicul -~t i~ os.  However ,
in a review of the EIR included under appendix C , t he Corps of Engineers
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arrived at a hicher stage for the lOt - car event. The final ~ t a~-e mc- r iL
should include an up-to-date appraisal of the flood potential - -F both
sites.

The draft statement describes the iinpact~ of ground water n the pr ,; cc t .
However , we feel the statement should consider impacts on ground water
(and ult imately-ron the lagoons ) from polluted runof f .  A brief descr ip-
tion of the local occurrence of ground water would be helpful .

Possible alternative sources of water supply for the Bel Man n Keys
Unit IV development should be discussed , inasmuc h as there seems to be
rcal doubt that the North Man n Water District will be able to supply
water to the project .

The project will have no known adverse impacts on mineral development ,
n~- r will it directly affect  any existing or proposed units of the
National Park System, or any existing, proposed , or known potential

• sites or properties listed , or to be listed , as National Landmarks .

We suggest the stateme nt provide more information on the cultural resources
in the project area . The effects  of the proposed project upon cultural
resources cannot be evaluated without documentation of precisely what areas
were examined.

Consultation with the State Historic Preservation Officer , and other
appropriate authorities, should be documented in the final statement . In
addi tion , copies of any archeological reports pertaining to the proposed
project should be sent to the Western Archeological Center , National Park
Service , P. 0. Box 1~9OO8, Tucson, Arizona 85717, in order that a more
informed evaluation may be made of the final statement .

The environmental statement indicates that there will be additional
recreational facilities provided by the project . However , the stateme n t-
does not indicate if it is to be provided by the Count y,  the Communit y
Services District or the developer. The statement indicates that  the
Comanmit y Services District will maintain the facilities. We suggest
this discussion be clarified.

Also. the statement indicates that a “pleasure isle” will be provided in
the new lagoon . However , past experience in the community ind icate s  that
these “ island s” do not receive much public use without  the p i - ov i r i ~
electr ic power a-nd domestic water. These u t i l i t i e s  should be provided
underground at the t ime of lagoon construct ion .

specific Coiiunenbs

Vol. 1 , page 6, section 1.20: It is not clear how Yo~ -wros eou id i~o
returned to tidal. action if proposed development is similar to ~I~~L t .  now
ex is t ing .  The present lagoons are not subject to normal t i da l  ac t ion ,
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but are connected to Novato Creek thr~”i~ ii a lock system. ‘Hie st a t  ement
shodid clarify whethe r the ultimate p1 ui is to allow the fial l ebb and
flow of the tide to occur wi thin  the 9~0 acres of waterways.

Vol. 1, page 7, section 1.28: The California Department of Fish and dome
has suggested adequate mitigation proposals for fish and wildlife . From
the standpoint of fish and wildlife management and appraisal of overall
project effects on these resources, it would be useful to prepare a
mitigation plan for the entire Bel Man n Keys development proposal befk r~
any portion is constructed .

Vol. 1, page 9, section 2. 02: These periodically flooded wetlands are ~~~
‘

prime importance to migratory birds in addition to wildlife in general.

Vol. 1, page 11, section 2.13: Both the endangered California clapper
rail and salt marsh harvest mouse occur in the vic ini ty of 2ev-ito Cre ek.
The statement should describe the ultimate effect of the Bel Man n Keys
expansion on Novato Creek.

Vol. 1, page 11,~ section 2.21: The statement discusses the strongest
earthciuake s recorded near the project site. In describing the size and
sever i ty  of earth quake s , two scales of measurement are used , often
confusing to the non—scientist . For clarification , we suggest us ing  a
comparison with wording such as: “The strongest seismic in tensi ty
experienced in the vicin it y of the s i tes  was during the 1906 San Andrea s
event .  Tremors measured X on the modified Mercalli scal.e whi ch  is
approximately comparable to 7.9 on the Richter scale.”

Vol. 1, page t~3, sec t ion 1 1.71: It is estimated that  cumulative imp -ac t s
resulting from Bel Man n Keys and Ic~nacio Industrial Far~. including ex ist -
i ns-, and future  development will affect  approximately 2 ,000 acre s of land .
Al thou gh a large amount if the area was marshland prior to 1892 , the
p ossib i l i ty of si gn i f ican t  historic resources cannot be eliminated. The
Sta te  h is toric Pre servat ion Officer  may be of assistance in ceor d in- -0 ion

-f a cultural resource survey for the u l t imate  development area. Earl y
p lann ing  for the ident if icat ion and evaluat ion of cultural resources may
result in usefrl information for the decision making process.

Vol. 2~ App endix B, page ~41: Information concerning cu ltura l  resources
at , PcI Harm Keys Unit IV was obtained from a record s soa r -h  and a
prcvi -us s tu d y  of the Novato Creek Watersh ed .  There is no i n d i - a t i o n
whether the en t i re  150 acres impacted by th is  pro,j e ’ t  ~-io re i nv o st L ~a te 1 .
The re are severn.1 s t r s  located south and west of’ th e  l r c - j - - ~- pr o l e r l y ,
as well as seve ral a] (OI1~ t h e  bay shorci inc  nor th  of S- ’vat . o Crc~ h . She
‘ la t e  H i s t or i c  Preservat ion  Off icer  s l i - ul d be consulted in i-dcr to
determine possible e f fec t s  of the pro , ect upon these ro: -ources.
ret nt ial  impacts t,o these s it e s  as a result  of the pro ject shou ld  h o
ad i rossed in 1-he f inal  statement . Sti’i~c tures f po ssib l e h i  s t o n i c a l
sig ni f i cance  shoul d also be evaluated for t he i r  Na t i on a l  kc-gistr-r  of

3

D—1 7

- -  - •~~, - - -  - -  ‘
S 

f



- 
~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ 

_ _ _ _ _ _  

___

Hi r~ or ic Places el i gibili ty.  If it is letennined , throug h cu~i~ ui tat  ic-n
with the State Historic Preservation t’ficer , that the stro-ture s ar-pear
to qualify for inclusion in the Nation~l Register , the St at e  H i s to r i c
Preservation Officer and the Advisory Council on Historic Preservation
should be contacted prior to any disturbance or relocation c-f these
properties.

Vol. 2, Appendix C, page 514: At the lgnacio Industrial l’ark Unit 3, cniy
th e  H i l l  next to Bel Man n Keys Boulevard was surveyed f i r  cultural
r- seurces. According to t h e  archeologist who performe d the survey , t .hi~
a t -pe nn ed to be “the only portion of the site on which prehistor ic  oc~ iip-
ation seemed possible .” However, we suggest a cultural resource survey
be designed to locate and identify resources of’ significant historic
value , as well as prehistoric resources.

In addition , although the likelihood of locating c u l tur a l  r c - s c u r ’ - e s
appears remote, an examination of the project area should be conducted .

We appreciate the opportunity to review and conunent on the draf t  environ-
mental statement .

Sincerely yours,

Hardy Pearce
Regional Environmental Review Off icer

cc:
2f (‘ice of Environmental  Project Review w/c incoming
!iec~ional Director . FWS, Portland
l-ieginnal Director, BI)R, San Francisco
Regional Director , liPS, San Francisco
hO r - c-t r , IJS OS , Re stan

-ate Di rector , R IM , Sacramento
D ir - tnr , H ‘M , Washing ton
k- ~ i r ini  Di rect r , Buflec , Sacramento
Area Director , BIA , Sacramento
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DEPART MENT OF TRANSP ORTATION
FEDERAL AVIATION ADMINISTRATION

San Francisco Airport District Office _~~~~~~~

- 831 Mitten Road ~4i
Burlingame , Cal i forn ia 94080

t - - 1911 5

Brigad ier General Richard H. Connell
Division Engineer
A rmy Corps of Engineers
630 Sansome Street
Room 1216
San Francisco , Cal i for nia 94111

At tention: SPDCO-O , PN9617 .33 , PNIO9O6:33

Subject: Draft EIS — Be! Ma rie Keys Unit IV -
Ignacto Industrial Park Unit 3

Dear General Connell:

We appreciate this opportunity to comment on the subject permit
applications .

As you know, the Coun ty of Man n has applied to the General Services
Adm inistration for sponsorship of de-activated Hamilton Air Force
Base as a civil , public-use airport facility. Our comments , therefore ,
are based upon an assumption that Hamilton AFB will see a significant
and growi ng usage by both military and civilian aircratt in the not
too distant future .

Although we have no specific objection to the commercial uses
contemp lated for the Ignacio Industrial Park Unit 3 development ,
we are highly concerned with the proposed expansion of residential
uses specified in the plan for Bel Man n Keys Unit IV. The following
discussion re lates our view that expansion of Bel Man n Keys and
use of Hamilton AFB as a public airport are incompatible:

o The proposed site of Be! Man n Keys Unit IV lies within
a noise impact area of 55 to 60 CNEL (db) as determined
by noise modeling performed for the County based upon
forecast 1996 operatio ns at the airport. This noise
level exceeds the Environmental Protection Agency
recommended standard for a composite exterior noise
leve l , 55 L dn’ considered necessary to protec t the
public health and welfare with an adequate margin of
safety. The 55 L dn or 55 CNEL standard relates to
the effects of noise upon both activity interfe rence
and hearing loss conside ra tions.
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o Upon reactivation of Hamilton AFB for public use ,
it is contemplated that a traffic pattern be
established on the northeasterly side of runway
12—30 which would assure routine overfli ght of
the Del Man n Keys Unit IV subdivision. Our
experience has shown that frequent overflight
of residential areas by any class of aircraft
including small single-engine types can be a
serious source of annoyanc e to local residents.

o As a desirable measure to protec t the approach to
runway 12 , the County may acquire a 2500-foot-wide
by 5200-foot-long rectangle of land centered upon
the extended runwa y 12— 30 centerline and tangent
to the runway end . This acquisition , if pursued
by the County, wou ld be eligibl e for Federa l
participation and would nearly abut the proposed
expansion of Del Man n Keys . The FAA strongly
discou ra ges new, noise—sensitive incompatible
development which would adversel y impact or threaten
the viab ility of an established airport. The
contemplated residential development isriediate ly
adjacent to a major public airport facility would
not in our opinion be a compatible use.

In summary, we have serious reservations concerning the proposed
Del Man n Keys Unit IV subdivision. Public use of nearby Hamilton
A ir Force Base and resultant noise impacts from such use seriously
limit the desirability of residential land uses in this area . On
the basis of the guidelines cited above and upon our own experienc e
with similar development proposals near other airport locations we
recommend denial of the Del Mari e Keys Unit IV portion of this project.

Thank you for your consideration.

Sincere~y ,

5 : , - ~- - 
.

-
. -

S -i (- - ,?’’- ’
~~’~-

FREDER I CK H. ISAA C -

- Chief , Airport District Office , SFO-600
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S l A T E  OF CA L 5 O R N i A~ T H E  RESOURC ES A GE NCY 
____ 

EDMUND 0 B R O W N JR (~~~~~ no,

DEPARTMENT OF PARKS AND RECREATION

SACRAMEN T O 9 58 1 1

~916) 445—8006

I-lay 6 , 1977 
-

Richard H. Connell , Brigadier General
Department of the Arm y
South Pacific Division , Corps of Eng ineers
630 Sansome Street , Room 1216
San Francisco , California 94111

Dea r General Connell:

The Office of Historic Preservation has reviewed the Draft Environmental
Statement for the proposed Bel Man n Keys Unit IV—Ignacio Industrial Pan :
Unit 3 Development near the City of Novato , 1-tarin County.

No properties on the National Register of Historic Places, California State
Historical Landmarks, or State Points of Historical Interest are current l y
listed within the boundaries of the proposed undertaking.

In the D r a f t  Environmental  Statement , I-In . Brian Dillon ’s archeological
assessment adequately addresses known and potent ia l  cu l tu ra l  resources
existing within a portion of the Ignacio Industrial Park. However , since
tue project area is located near known ethnographic 1-liwok occupational
village sites, I request that a qualified professional archeologist be
consulted immediately if artifacts are found during construction. In
addition , my staff concurs with the recommendation to relocate , rather
than demolish , existing structures.  As s ta f f  to the State h istoric
Preservati on Officer , I have determ ined that the proposed proj ect does
not appear to be in conflict with the National Historic Preservation Act
of 1966.

Please do not hesitate to contact Eugene Itogawa of my staff at
(916) 322—2204 should you require assistance in this matter. •

Sincerely,

1’ ~~~~~~~~~~~~~~

Dr . Knox Mellon
Historic Preservation Coordinator

A—4/ 14
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2 UNITED STATES ENVIRONMENTAL PRO 1ECT ION AGENCY
S
i, 

~‘ 
REGION -4 ,~to -

T OO CALIFORNIA ~I R E E t
SAN FRAN CISCO CA t I ’p ENIA 9 4 1 1 1

Project No. D-COE-K89018-CA 
-

I-I. A . Flertzheim , Jr.
Colonel , CE
District Engineer J U N  2 1977
Department of the Army
Corps of Eng ineers
211 Main Street
San Francisco , California  94105

Dear Colonel Flertzheim :

The Environmental Protection Agency has received and re-
viewed the Draft Environmental Statement for the Eel Man n
Keys Unit IV — Ignacio Industrial Park Unit 3, Man n County ,
California.

EPA ’s comments on the Draft Environmental Statement have
been classified as Category ER-2. Definitions of the cate-
gories are provided on the enclosure . Th’~ c lass i f ication
and the date of EPA ’s comments will be published in the
Federal Reg ister in accordance wi th our responsibil ity to
inform the public of our views on proposed Federal actions
under Section 309 of the Clean Air Act. Our procedure is to
categorize our comments on both the environmental conse-
quences of the proposed action and the adequacy of the
environmental statement.

EPA appreciates the opportunity to comment on this Draft
Environmental Statement and requests two copies of the Final
Environmental Statement when available.

If  you have any questions regarding our comments , please
contact Patricia Sanderson Port, EIS Coordinator , at
(415) 556—6266

Sincerely ,

~~~~~
- ~~~~~~~~~~ 

-

~<~~Paul De Falco , Jr.
- 

- 
Regional Administrator

Enclosure

cc: Council on Environmental Quality
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Air  Comments

The s t a t e m e n t s  made on page 34 of the DEIS r e g a r d i n g  a i r
q u a l it y  do not  appear  to be e nt i r~~ly accura te. A ltn o u’ jh  the
DEIS states that predicted CO concentrations approach the
Federal Standards and other pollutant levels are below the
s t i l n ( i lr ds , i t is l i k e l y  t h a t  the  predic ted  CO is u n d e r —
es~- imat e d  and at  L~ a s t  the ix i d a n t  concent ra t ion  c u r r e n t l y
exceeds and is expected to con t inue  to exceed the Federal
S t a n d a rd in  the near future.

As desc r ibed  in  A p p e n d i x  C - V II I  t he  predicted CO calcula tions
assume t h a t  t he  t r a f f i c  would be moving  f r e e l y  a t  about  30
mi les  pen hour even during the rush hours . This is unlikely
even with traffic flow improvement~~. The “maximum con-
secutive 8—hour traffic ” which is assumed also appears to
incorrect. It is more likely t hat  the maxinlu , 8—hour traffic
volume is somewhat  over h a l f  the  da i ly  average traf fic and
m u s t  be in any  even t , much  h i g h e r  t h a n  the 6— 9 a.m. traffic
volume which appears t n  have been used . In addition , it is
not clear why the  r eceptor s i te  is so f a r  from the road (as
noted ~n the  BJ~J\P CD G u i d e l i n e s, page A — 6 , potent ia l  receptor
s i tes  incl ude r e s iden t i a l  areas)  . For these reasons , the
predic ted  CO c o n c e n t r a t i o n s  m i g h t  be s u b s t a n t i a l l y  under-
estimated and the project ’s actual  impact on CO air  qua l i ty
m ight cause a violation of the Federal Standards. The FEIS
must addrc--~s these points and should propose mitigation if a
v i o l a t ion is predicted .

Regard ing o x i d a n t a i r  q u a l i t y , there is no documenta t ion  in
the  DEIS  to su p p o r t  the statement that the oxidant standard
w i l l  be a t t a i n e d  in  the pro jec t  area .  On the other  hand ,
oxidan t levels currently exceed the Federal Standard through-
out the San Francisco Bay Area and the area has been desig-
na ted an Ai r  Qu a l i ty M a i n t e n a n c e  Area by EPA indica ting that
t h e  ox i d a n t  problem is s i g n i f i c a n t  and expec ted to con tinue
in  t he  f u t u r e .  The FEIS  need s to ca r e fu l l y  consider th i s
oxidan t problem and should propose mitigating measures to
reduce or e l i m i n ate any emissions resul ting f rom th is  projec t
which m ight  add to the problem .

The DEI S’s discussion on traffic movement is confusing:
f i r st , “ s i g n i f i c a nt” conges tion is expected as a resu l t of
this and related projects (B—3l) ; tiext , road improvemen ts
“are currently scheduled” (13—33) ; but no local funds are
bud geted for  the improvemen ts (Appendix 5) which  are or were
scheduled to begin in  May 1977 ( C — V I I ( 3 ) ) ;  and i t  is noted
tI. L the planned improvements would not remove the congestion
problem anyw~iy (C-VII(8 )). The traffic impact mitigation

— 1—
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po tent ia l  for  phased developmen t ( B -3 3 )  is q u e s t i o n a b l e
since “severe congestion ” is expected to occur when only
one-s ixth  of the planned developments is completed . The
imp lication of this traffic cong~ stion on air quality is
increased emissions and worsening of the existing air quality
problems (through energy waste) . The FEIS needs to develop
measures that would assure that the traffic congestion
problem would not occur.

The discussion in the EIS regarding alternatives should be
expanded . The DEIS on page C-l03 indicates that a number of
alternatives had been under consideration but were later
eliminated . Since the purpose of an EIS is to provide
information and to assure that enyironmental factors are
included in the decision making process , this EI S needs to
describe the alternatives that were considered and discuss
wb ’-, they should be rejected . The description should include
the relative air quality impacts pen alternative .

Although the DEIS briefly mentions the AQMP , the FEIS needs
to include a status report as well as to how the OPR and
AJ3AG industrial siting study will potentially affect this
project. The FEIS should also indicate whether the
ABAG(series 3) population projections are consistent with
development in th i s  area.

— 2 —
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EIS CATEGORY COPES

Environmental Impact of the Action

LO--Lack of Object ions -

EPA has no ob jec t ion  to the proposed act ion as describ c-d in  the  draft
impact statement; or suggests only minor changes in the propOsed action .

ER——Environmental Reservations

EPA has reservations concerning the environmental effects of cer t a i n
aspects of the p roposed ac t ion.  EPA believes that  f u r t h e r  stud y of
suggested alternatives or modifications i~ required and has asked the
originating Federal agency to reassess these aspects.

EU--Environmentally Unsatisfactory

EPA believes that the proposed action is unsatisfactory because of its-
potent i a l l y  harmfu l  e f f ect on the environment. Furthermore , the  Agenc-y
believes that the potential safeguards  wh ich mi ght be utilized may not
adequately protect the environment from hazards arising from this action.
The Agency re conn~ends that alternatives to the action be analyzed further
(including the possibility of no action at all)

Adeguacy of the Impact Statement

Category 1--Adequate

The draft impact statement adequately sets forth the environmenta l
impact of the proposed project or action as well as alternatives rea-
sonably available to the project or action.

Category 2--Insufficient Information

EPA believes that the draft impact statement does not contain suffi-
cient information to assess fully the environmental iml’a -t of the pro-
posed project or action . Uowever , from the information submitted , the
Agency is able to make a preliminary determination ef the irq - - c t  on
the env i ronment .  EPA has r eques ted th a t the or iq i l - -ilo r 1-rovide the
information that was not included in the draft statement.

Category 3--Inadequate -

EPA believes tha t  the d r a f t  impact  s ta t e m e nt  does Il ~~t el pl t ]y  ~ -s. ss
the environmen t al impact of the proposed pro~~~ -t ~~T - t  i n , er th a t  t h e
s ta tement  inadequa te ly  an a l y ze s  re -ison it~lv  a v a il a b l e  a l l  - r~ i t  i ’  

Agency has requested more information and c~rial ysis cen (- -Yl’l ~ - ;  the t ’ t  e n-

tial environmental hazards and has askc-d that ouh ~~t a n t i i l  t -  V I S i O n  i- .
made to the impact statement.

I f  a draft impact statement is l s : a i q t l  1 . 1  ( i t  Tory T , t5)  i t  I r I  w i l l  I~-

& made of the projec t or i - t wiT , ; i I i  a l - i ~~in lo . - i- - ~i - t  01 l i l l y  X I - T  - t i

which to make such - i  d c t e r m in a t i o I 1 .~
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Man n C o u n t y
Comprehens ive s
P l a n  f l i n g
D e p a r t m e n t

— Civic Center San Rafael , California 94903 Telephone 4791100 Dona ld B. Guto t t A I . P  Directo r

July 7 , 1977

U .S . Army Corp s of Engineers
San Francisco Dis tric t
630 Sansome Stree t , Room 1216
San Francisco , California 94111

SUBJECT : Draft Environmental Statement
Bel Man n  Keys Unit IV
lgnacio Industrial Park Unit III

Gen tlemen :

The Planning Department has reviewed the subject Draft
Environmental Statement and have the following comments :

1. Page s 1,4 and 30 (also summary page) para grap h 1.01 ,
1.15 and 4.01: The sections offer different descriptions
of the Bel Man n Keys Unit IV projec t. At presen t , Man n
County has received app lication for 158 residential units
on approxima tely 99 acres only . Commercial development
is not proposed on the Unit IV project site and recent
County zoning action will not permit it (see #4 below).

2 . Page 20 , paragraph 2.54: The Entrada Drive Fire Station
is now comple te and occup ied. Fire protection services
from this site are now available to both projects.

3. Page 23 , paragraphs 2.71 and 2.72: Most noise investi-
gations of the projects ’ area indicate subs tan tially
more noise impacts than noted here. See Section 4.02
and 4.61 of the subject Environmental Statement .
(Reference Environmental Impact Report for Eel Man n
Keys Unit IV prepared by Applied Service and Resource
Planning, 1975 .)

4. Page 26 , paragraph 3.02: All of the project site of Unit
IV is now zoned RSP-l .6 (Residential , Single-Family ,
Planned 1.6 dwelling units/Acre), adop ted December 1976 .
The remainder lands noted in the report have been zoned
RSP-0.5 (one dwelling unit per 2 acres).
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5. Page 28 , paragraph 3.13: As stated elsewhere the previous
zoning of the subject property was primarily A-2 (Limited
Agri cul tur al - 1 uni t/2 acre s) which should not be consider ed
“open space” zoning . The i4anin County-aide Plan identifies
the area as “Conserva tion Zone (saf ety)” . Development is
to be allowed in this zone subject to careful evaluation
of the identified constraints. Specific constraints
iden ti f i ed here are flood hazard , visua l quali ty and marsh
environment .

Generally we find the report , concise and fa ctual and recommend
its approval with the changes noted above .

Very truly yours ,

illiam A . Schenck
Senior Planner

WAS/ dp
cc: Environmental Services

Gonzalez and Oberkamper
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