








































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































3 COMMENTS AND RESPONSES

occur during rain storms. ~
It would be important to find out how much MO u
sewage was actually trucked to Two Roclc
when the housing was occupied by the Coast
Guard. In 2009 there was apparently a

4.2 Collection System - This seems to leave
the actual wastewater flow to be evaluated
later. Flowmeters should be installed on the
inlet and outlet of the treatment facility. The =
influent flowmeter would determine if there
is excess wastewater flow entering the
plant. The advanced treatment process
being considered can be easily overloaded.
4.3 -The main treatment system is the
Membrane Aerated Biofilm Reactor (MABR),
followed by media filters. This appears to be Mal
a suitable treatment system providing the
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throughput flows are relatively constant and
rags and sludge are removed ahead of the
unit. Appropriate flow equalization is good
but will prabably not handle peak flows in
excess of the 10% design rate. Peak flows
caused by infiltration and inflow (111} in
excess of the 10% could easily upset the
system with reduction of treatment
efficiency.

The Anaerobic biologic reactor (ABR) is
apparently a large septic tank. If there are
high flows entering the plant the anerobic
sludge may wash and adversely affect the
MBAR. The ABR may take a long time to start

back up if the solids are washed out.

4.3 Media Filter - Figure WW1.0 does not 97.9

show the location of the media filters.
4.4.b Irrigation Demand - Usinga CIMIS ET
stationin Black Point (Novata) is not at all

representative of the ET conditions in Paint
Reyes Station. Black Pointcan be as much 97.10

as 20 to 30 degrees hotter than point Reyes
Station during the irrigation season, The
irrigation demand calculation and should be
investigated further.

4.4 Leach Field - Will there be a replacement
leach field as is the current policy for

residential septic systems? Half of the leach
field is within the “Water Protection Zone" as 9711

shown an WW1.0 - does that matter? Is this
project being coordinated with the County’s
project to expand the community restroom
facility and install more leach fields?

4.5 Solids Management - Once a year
removal of solids from the ABR seems like a
long time. The information on ABR’s says

that the detention time can be up to as much
as 48 to 72 hours (20,000 - 30,000 gallons) 97.12

and solids and rags should be removed
regularly. Gases are also produced anda
provision for proper ventilation and odor
control.

4.6 Operations — What is the certification
requirement far an operatar of a plant of this

size? Does the certification requirement
change depending an when recycled water is 97.13

being beneficially reused? WIll personnel
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from the NMWD be used for the plant
operation and maintenance?

4.6 Operations and Monitoring, Table 6,
Coliform Bacteria — A daily sample for
coliform could represent a cansiderable

operating cost to the project. Such samples
cannot be stored verylong and need to be

97.14

analyzed by an approved lab. The nearestlab
will be over the hill (NMWD has alab)and a
caurier will need to drive a refrigerated
sample to the lab each day. Will the daily
coliform sampling requirement only apply
when recycled water is being used? If thatis
the case, it may suggest intermittent
operation of the recycled water irrigation
system and more use of the leach field. In
the'winter, the recycled water irrigation could
be curtailed entirely so that na coliform
sampling or testing would be required. Also,
if the recycled water is discharged via a
subsurface drip system is the coliform test
required? This needs to be sorted out with
the Water Board.

Cost Estimate - There is no cost estimate for

upgrading the gravity sewer system to reduce
I/l or even further investigating the system. Is 97.15

there an estimate of the O&M costs?
Questa Engineers, Groundwater and Soils
Investigations, July 15, 2022

It should be noted that these investigations
were done during a drought year and when

the Coast Guard housing was unoccupied. 97.16

A possible route for the groundwater from the:
proposed leach field site to the NMWD wells
might be underground flow into Lagunitas
Creek then the creek water would flow
upstream to the wells. Has the time of travel
for this route been calculated?

Any leakage from the gravity sewer system
would enter the groundwater that might flow
toward the wells. It is important that the
gravity sewers including mains and laterals
be absolutely tight - see above. The water
guality data summarized in Table & were
fraom 2027, No bactericlogical tests were
dane and would not be relevant since the
Coast Guard Housing was not cccupied so it
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would not reflect any sewer leakage.
Drainage

Will there be trash capture ondrain inlets so
plastics and other things don’t get into the

bay and ocean?

97.17

You can edit this submission and view all your submissions easily.
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Responses to Letter 97

Response 97.1
The comment provides an introduction to the letter. No further response is required.

Response 97.2

The commenter expresses concern about the wastewater system as it relies on the use of the
existing gravity sewer system. The comment states that conventional municipal sewer systems
that use gravity sewers can experience peak flows of 300% or more during wet weather due to
infiltration and inflow of rainwater and groundwater through leaky joints in the sewer mains
and laterals to the buildings.

The comment is incorrect as the wastewater infrastructure would be new to the site and are not
connected to a municipal sewer system.

Response 97.3

The comment states that the daily wastewater estimate of 8,800 gpd with a peak flow of 10,000
gpd represents only a 10% peak flow. The comment states that the peak flow is inadequate and
may result in the washout of biologic solids in the treatment facility. The comment states that a
small leak in a gravity sewer is difficult to pinpoint and costly to fix.

SDE prepared a flow analysis memorandum that outlined the historical water usage at the site,
the proposed program, and the projected wastewater flow for the maximum occupancy day.
The proposed program was based on wastewater unit flow rates for each type of occupancy
(residential, staff, visitors, meals). Approximately 8,600 gpd and 8,800 gpd of wastewater would
be generated at the site under normal and full occupancy conditions, respectively (Sherwood
Design Engineers 2022).

As a precautionary measure, the treatment and disposal systems would be sized for a 10,000
gpd daily flow, which represents a factor of safety of 1.1. A wastewater treatment capacity of
10,000 gpd would provide enough capacity for all residents and staff as well as up to 180
visitors. The project would likely have lower then estimated wastewater flows once the project
is constructed based on several factors, such as retrofitting the residential units with low flow or
water-efficient fixtures, removing the pool and hot tub, and the galley historically served more
meals than what is being proposed. During large special events, when the number of visitors is
anticipated to exceed 180, portable toilets are proposed to be brought on site to manage
additional sanitary waste and maintain wastewater flow at or below 10,000 gpd.

In addition, the equalization tank, which stores wastewater, is sized for 5,000 gpd, or
approximately half a day of flow. The recycled water storage tank would store treated effluents
and is sized to provide slightly more than 1 day of recycled water storage, or 10,000 gallons.
Recycled water could be used for toilet flushing in community area restrooms, which would
need to be dual-plumbed. This would represent a demand of approximately 300 to 400 gpd. The
reuse opportunity that is part of the current design is irrigation via a subsurface drip system,
which is sized for 100 percent of wastewater flows and also provides another method of
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disposal during dry weather. The leach field has capacity to dispose of 200 percent of effluent,
and the design does not assume a portion is used for irrigation.

Wastewater flows are calculated based on the full-time residents, employees, daily visitors, and
the corresponding unit flows provided by Marin County Regulations. Table 2 of Appendix |
provides the basis for determining wastewater flows on based on a full occupancy day. A
wastewater unit flow rate of 65 gpd/bedroom for all residential units was used based on the
historical flows identified above and based on discussions with staff from the County
Environmental Health Department. This value is above the estimated historical wastewater
flow for the site and above the mean and median of US EPA guidance on residential wastewater
flows. Unit wastewater flows for employees, visitors, and the kitchen were obtained from
Section 601 of Marin County Regulations for Design, Construction, and Repair of Individual
Sewage Disposal Systems.

Response 97.4

The comment asks if the IS/MND could provide the amount of sewage trucked from the Two
Rock housing facility that was previously occupied by the Coast Guard. The commenter
speculates that the site had a sewer problem in 2009. The comment states that some of the on-
site sewers are below the groundwater table. The comment references a 1998 report that is
provided in Appendix A of the Sherwood report.

No sewer system was included in the previous housing design. The proposed wastewater
treatment system uses technology that was not available at the time that the U.S. Coast Guard
housing was constructed. The number of trucks used for the prior housing is not relevant to the
project.

Response 97.5

The commenter suggests that the project should convey sewage to the treatment plant through
pressure pipes slip lined through the gravity sewer and laterals. The comment states that a
septic tank effluent pumping (STEP) system should be installed to pump the sewage to the
treatment plant.

The wastewater treatment system design is subject to design review of Marin County
Environmental Health Services as well as permitting by RWQCB. The design will follow the
County and RWQCB design requirements.

Response 97.6
The comment states that influent and effluent BOD and TSS concentrations in Table 2 do not
match the concentrations shown on Figure WW2.0.

The influent and effluent BOD and TSS concentrations are consistent with the applicant’s
proposal.
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Response 97.7

The comment states that flowmeters should be installed on the inlet and outlet of the treatment
facility so the influent flowmeter could determine if there is excess wastewater flow entering the
plant.

Flow monitoring is required as part of Mitigation Measure HYDRO-1.

Response 97.8

The comment states that the proposed membrane-aerated bioreactor (MABR) appears to be a
suitable treatment system providing the throughput flows are relatively constant and rags and
sludge are removed ahead of the unit. The comment states that the system is unlikely to handle
peak flows in excess of the 10% design rate. The comment states that anerobic sludge may wash
and adversely affect the MBAR if high flows enter the plant.

The wastewater treatment system design is subject to design review of Marin County
Environmental Health Services as well as permitting by RWQCB. The design will follow the
County and RWQCB design requirements.

Response 97.9
The comment states that Figure WW1.0 does not show the location of the media filters.

The media filter is included in the MABR skid.

Response 97.10

The comment states that Black Point (Novato) is not representative of the conditions in Point
Reyes Station as Black Point can be as much as 20 to 30 degrees hotter than Point Reyes Station
during the irrigation season. The comment states that the irrigation demand calculation should
be investigated further.

Irrigation demand is estimated using historical precipitation reference evapotranspiration (ETo)
data. The closest climate station with daily ETo is in Black Point, CA, near Novato, and is run by
the California Department of Water Resources through their California Irrigation Management
Information System (CIMIS). ETo is determined using the Modified Penman Equation which
uses climate information such as temperature, vapor pressure, and wind speed. During the
months of June to September, the average daily temperatures in Novato are approximately 8
degrees warmer than Point Reyes Station. However, the daily night average in Point Reyes
Station during that time period is approximately 2 degrees cooler than Novato (Weather Spark,
2024). Therefore, Black Point (Novato) provides a reasonable representation of the conditions in
Point Reyes Station. Mitigation Measure HYDRO-1 defines additional site-specific monitoring
requirements to define the irrigation rate for the site.

Response 97.11
The commenter asks if there would be a replacement leach field. The comment states that half of
the leach field is within the “Water Protection Zone” as shown on WW1.0. The commenter asks
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if the project is being coordinated with an unrelated County project to expand community
restroom facilities and install more leach fields.

Refer to Mitigation Measure HYDRO-1 regarding requirements for avoidance of the Protection
Zone A. The project is unrelated to any separate project for expansion of community restroom
facilities.

Response 97.12

The comment states that the proposed annual removal of solids from the ABR seems too long.
The commenter states that the detention time in an ABR is 48 to 72 hours (20,000 — 30,000
gallons) and solids and rags should be removed regularly. The comment states that removal of
solids would also help provide proper ventilation and odor control.

The detailed operation of the wastewater treatment facility will be conducted per the
specifications of the equipment and as required to comply with all permit requirements and
mitigation measures. MM HYDRO-1 specifies requirements for water quality that must be
achieved. The RWQCB permit will also include standards for operation and maintenance of the
facility.

Response 97.13

The commenter asks about the certification requirement for the proposed wastewater treatment
facility. The commenter asks if the certification requirement changes depending on whether the
recycled water is being beneficially reused. The commenter asks if NMWD staff would operate
and maintain the facility.

Eden Housing and CLAM would employ a certified wastewater operator to operate, monitor,
and maintain the facility. The wastewater treatment system would be designed to meet the
State’s Recycled Water Standards established in California Code of Regulations, Title 22 for
disinfected tertiary treatment to protect groundwater at the site and create a reliable supply of
non-potable water for irrigation needs. With tertiary treatment proposed for beneficial reuse,
the SFBRWQCB is the lead regulatory agency that would oversee and permit this project. The
proposed wastewater system would require a Report of Waste Discharge and Form 200 and a
Title 22 Engineering Report as part of the application process to meet the Waste Discharge
Requirements of the State. Additionally, the recycled water must meet effluent limits set by the
State Water Resources Control Board Order WQ 2014-0153-DWQ “General Waste Discharge
Requirements for Small Domestic Wastewater Treatment Systems” (2014 WDR General Order).

Response 97.14

The comment states that a daily sample for coliform could represent a considerable operating
cost to the project. The commenter asks if the daily coliform sampling requirement only applies
when recycled water is reused. The commenter asks if the recycled water that is discharged via
a subsurface drip system is also coliform tested.
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The water quality monitoring program must comply with monitoring and reporting
requirements included in Mitigation Measure HYDRO-1 and the permit from the RWQCB. The
mitigation measure specifies which requirements must be met to allow for reuse of the water as
irrigation.

Response 97.15
The commenter states that there is no cost estimate for upgrading the gravity sewer system. The
comment asks for the expected costs for operations and maintenance.

CEQA does not require an economic analysis or cost-benefit analysis. The purpose of CEQA is
to identify and analyze potential environmental impacts. As such, operational costs are not
included in the CEQA document as they are not relevant to an environmental effect.

Response 97.16

The comment states that the drought analysis in the IS/MND is based on investigations that
were completed during a drought year when the Coast Guard housing was unoccupied. The
commenter states that groundwater from the proposed leach field site to the NMWD wells may
flow underground into Lagunitas Creek then creek water would flow upstream to the wells.
The comment states that the water quality data summarized in Table 5 was from 2021 when the
Coast Guard housing was unoccupied.

Mitigation Measure HYDRO-1 requires regularly monitoring of monitoring wells between the
wastewater treatment system and leach field and the NMWD groundwater wells. The
monitoring wells will serve as an early detections system. Lagunitas Creek drains toward the
bay and flows downhill; groundwater flow in the region also is downhill/downgradient due to
gravity.

Response 97.17
The commenter asks if the project includes a trash capture device on the drain inlets to capture
and prevent plastics from reaching the bay and ocean.

No drain inlets are proposed as part of the project. The project proposes four new bioretention
basins that would help to capture stormwater runoff and reduce pollution to Lagunitas Creek
and the bay/ocean.
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LETTER 98

COMMENTER: MaryAnn Flett
DATE: May 22, 2024

Robin Fies

From: tMary Anne Flett <coastbirds@gmail com>

Sent: Wednesday, May 22, 2024 1748 AM

To: EnvPlanning

Subject: Paint Reyes Station USCG Site Affordable Housitg Project

[You don't often get email from coastbhirds@gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderldentification |

Dear Ms. Reid,

| have multiple concerns regarding the proposed Coast Guard property development. Following are some of my
questions and concerns:

- What about disposal of sewage and waste water from this development and its impacts and on our drinking water and

on water quality in Lagunitas Creek? The location of this high density development is too close ta one of the main
sources of Point Reyes Station residents’ drinking water. The quality and flavor of our water is already compromised by

98.1

saltwater intrusion. Even more, | do not believe that the issues of groundwater contamination and water pollution in
Lagunitas Creek have been satisfactorily addressed or solved. This project is not worth risking impacts to our
community’s drinking water or to probable impacts to the already struggling salmon population in Lagunitas Creek.

- How will the creek and riparian habitat along it be protected from increased recreational demands resulting from a 98.2

high-density population living next to it?

-l read that the consultant says that people warking on the project will keep an “eye out” for wildlife and strive to protect
it during construction. This is complete consultant “speak” and it makes no sense. What are the wildlife qualifications of

workers on the site? Why would they stop work to avoid impacts to wildlife if it would mean losing pay? | don't believe
that the environmental assessment is sensitive to what is actually proposed and it's dismissive of, or glosses over, some 98.3

potential impacts from this project, | do hope that if this project goes forth (and | hope it won't as is currently proposed)
that appropriate, careful provisions will be made to avoid impacts to nesting birds and other wildlife, according to federal
and state laws.

- This development, in conjunction with others currently proposed in Point Reyes Station (by my estimate that could be
about 80-85 new housing units including this project, the one proposed at the intersection of Highway One and Point

Reyes-Petaluma Road, and the one at the gas station), will significantly increase the population in our area, The
cumulative impacts of that must be considered with regard to how it might change the nature of the existing community, 98.4

how traffic might increase, how parking demands might be met, how much water really is available for all the
development, how sewage and wastewater can be accommodated without adverse impacts, and how the natural
environment will be protected,

-The proponents of this project are locking at the possible benefits of this praject through rose-colored glasses, Many
people who are longtime residents of California have seen rural areas develop into sprawling suburbia - and this project
is not going to be all that different than that in the end. While I applaud the vision of providing affordable housing for

local people, | do not believe that it's going to fulfill that need. | doubt that it’s even possible to |imit availability to just
local people. There's already a (supposedly) affordable housing subdivision on the neighboring property that has not 98.5

turned out to be so (same are second houses for people from Larkspur and elsewhere). What | do believe is that this
project will end up providing housing to people from out of the area and changing the character of our community in
ways that have unacceptable impacts without achieving the goals that the proponents ariginally envisioned.
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Please consider these points of view.

Thank you,
MaryAnne Flett
Point Reyes Station, CA
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Responses to Letter 98

Response 98.1

The commenter expresses concern about the quality of the drinking water due to the presence
of sewage and wastewater on the project site. The commenter states that the IS/MND did not
properly analyze potential groundwater contamination and water pollution in Lagunitas Creek.
The comment also states that the project would affect salmon populations.

Potential groundwater contamination and water pollution to Lagunitas Creek is provided in
Section 3.2.10, Hydrology and Water Quality, impact A). Potential impacts to salmon
population are provided in Section 3.2.4, Biological Resources. The County also consulted with
the National Marine Fisheries Service (NMES) regarding the effects of the project including the
proposed wastewater treatment system on federally listed salmon populations in Lagunitas
Creek. The conclusion of that consultation is “Due to the implementation of avoidance and
minimization measures detailed above and included in the Project Description, it is expected
that effects to CCC coho salmon, CCC steelhead, and their designated critical habitat will be
insignificant or discountable. Based on this analysis, NMFS concurs with the County that the
proposed action is not likely to adversely affect the subject listed species and designated critical
habitats.”

The existing development on the project site includes stormwater inlets, which convey
stormwater from the site directly to outfalls into the riparian areas adjacent to Lagunitas Creek.
There is currently no treatment of the site runoff prior to the outfall. Construction and
operations would not be taking place in or immediately adjacent Lagunitas Creek, and a 50-foot
riparian ESHA buffer would be implemented to protect sensitive riparian habitat. The project
design includes removal of existing structures and impervious surfaces in proximity to riparian
areas and Lagunitas Creek and replacement of those structures with bioretention areas to
improve water quality. Because the project would add new bioretention features, which could
reduce discharge of sediment or other water quality pollutants to Lagunitas Creek, the potential
impact to Lagunitas Creek from sediment loads generated at the project site would be
potentially beneficial and less than significant.

Response 98.2
The commenter asks how the creek will be protected from the addition of a high-density
population.

The project would adhere to the 50-foot riparian ESHA buffer during operations and would not
provide direct access to Lagunitas Creek. The project also includes installation of bioretention
basins as discussed in Response 99.1.

Response 98.3
The commenter questions whether construction workers would properly implement the
proposed mitigation measures. The commenter states that analysis in the IS/MND dismiss or
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glosses over potential impact. The comment states that the project should avoid impacts to
nesting birds and other wildlife in accordance with federal and state laws.

The mitigation measures included in the IS/MND are legally binding and Marin County has the
authority to enforce those measures during project implementation. The comment does not
provide evidence that the analysis in the IS/MND is inadequate. The IS/MND includes
substantial evidence and rationale for the conclusions.

In addition to compliance with state and federal regulatory standards under the MBTA and
Fish and Game Code, the IS/MND discusses that Marin Development Code section 22.20.040.G
provides protections for nesting birds and Mitigation Measure BIO-14 provides increased
protections for special-status nesting birds. Impacts on nesting birds are addressed through
compliance with state and federal laws, Marin Development Code, and the mitigation measures
in the IS/MND.

Response 98.4

The comment states that the project combined with other proposed cumulative projects would
increase the population which would result in impacts to traffic, parking, water availability,
sewage, wastewater, and the natural environment.

Potential cumulative impacts are addressed in Section 3.2.21 of the IS/MND. Impacts on traffic
congestion and parking are no longer considered environmental impacts within the context of
CEQA pursuant to Senate Bill 743. Impacts on water availability are addressed in the IS/MND
and Response 3.10, above. The wastewater treatment system for the project will operate
independently and is not part of a collective wastewater treatment system. The project’s
wastewater treatment would not create any cumulative impacts on wastewater treatment

supply.

Response 98.5
The comment states that the affordable housing provided by the project should be limited to
local people. The comment states that the project would change the character of the community.

The purpose of the IS/MND is to analyze potential environmental impacts. Changes in
“community character” are not subject to review under CEQA. Administrative policies, such as
who is eligible for affordable housing are not within the purview of CEQA. However, to the
extent that environmental justice is considered within the context of CEQA, the project would
have a beneficial impact on environmental justice by serving low-income populations. More
information about the County’s Affirmative Marketing policies for housing can be found on
Marin County’s website: https://www.marincounty.gov/departments/cda/housing-and-

grants/funding-projects/affirmative-marketing.
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LETTER 99

COMMENTER: Art and Judy Levit
DATE: May 22, 2024

Robin Fies

From: Art Levit <alevit@pacbell net>

Sent: Wednesday, May 22, 2024 12:15 PM

To: ErvPlanning

Subject: Comment an Point Reyes Station Coast Guard Site Project

[You don't often get email from alevit@pacbell.net. Learn why this is important at
https://aka.ms/LearnAboutSenderldentification |

Dear County Staff,
| am writing to comment on the "Point Reyes Station USCG Coastal Permit and Conditional Use Permit Draft Initial
Study/Mitigated Negative Declaration” which | have just read.

This has been an extensive review of the project. Potential impacts were considered and minimized with conditions,

99.1

We strongly support the project, which creates a number of affordable homes in our West Marin community, which is in
dire need of exactly that. People working in the community find housing to be out of reach financially, and this project
will help to mitigate that,

Thank you for reading our comment,

Artand ludy Levit

PO Box 553

22 Cypress Rd

Point Reyes Station, CA 94956
alevit@pacbell.net

cell: 510.915.4638
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Responses to Letter 99

Response 99.1
The comment states that additional affordable housing is needed in Marin County and
expresses support for the Project. This comment is noted for the record. No further response is

required.
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LETTER 100

COMMENTER: John Finger and Terry Sawyer
DATE: May 22, 2024

Robin Fies

From: cat@hogislandoysters.com on behalf of John Finger <john@hogislandoysters.com=
Sent: Wednesday, May 22, 2024 1254 PM

To: EnwvPlanning

Ce: Terry Sawyer; Jodi Stevens

Subject: Point Reyes Station USCG 5ite Affordable Housing Project

You don't often get email from john@hogislandoysters.com, Leamn why this is important
Attention: Rachel Reid, Environmental Planning Manager

Dear Rachel Reid and County Staff,

Hog Island Qyster Co., Inc. would like to take this opportunity to comment on the environmental document for

the Pt. Reyes Coast Guard Housing project.
100.1

We understand that this project has been tharoughly reviewed and any potential impacts minimized with
conditions.

As a 40 plus year employer here in West Marin currently employing approximately 70 individuals at our Oyster
Farm and Tony's Seafood, both located in Marshall, we are in full support of this project and are excited to see it
completed, creating affordable homes in our community. This is especially true when we consider that the
majority of our employees are unable to afford to live locally so a project such as the Pt. Reyes Coast Guard
Housing is of great interest to not just us as a company, but to our many employees who would love ta live
closer ta their place of wark.

Thank you far your consideration,

John Finger and Terry Sawyer, Ca-Founders
Hog Island Oyster Ca., Inc.
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Responses to Letter 100

Response 100.1
The comment states that additional affordable housing is needed in Marin County and
expresses support for the Project. This comment is noted for the record. No further response is

required.
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LETTER 101

COMMENTER: Henry Inman
DATE: May 22, 2024

Robin Fies

From: Hepry Inman <henry.cinman@gmail com >
Sent: Wednesday, May 22, 2024 1:23 PM

To: ErwPlanning

Subject: Pt Reyes Coast Guard Housing Project

. You don't often gat email fram henry.cinmani@amail.com, Learn why this s important
Dear County Staff,

Appreciate the opportunity to comment on the housing project. I fully support the

praject and believe the environmental review is sufficient. We need affordable housing

to build the long-term ties needed for thriving communities. Nobody should be priced 101.1

out of their home.

Thanks,
Henry Inman
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3 COMMENTS AND RESPONSES

Responses to Letter 101

Response 101.1
The comment states that additional affordable housing is needed in Marin County and
expresses support for the Project. This comment is noted for the record. No further response is

required.
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LETTER 102
COMMENTER: Anneke van der Veen
DATE: May 22, 2024

Robin Fies

From: Anneke van der Veen <avandervesn38@gmail.com=
Sent: Wednesday, May 22, 2024 4:39 PM

To: ErwvPlanning

Ce: corey@clam ptreyes.org

You don't often get email from avanderveen38@gmailcom, Leam why this is important
Dear Rachel Reid,

| am writing in support of the continued development pf the former Coast Guard Housing site in Point Reyes Station.

| am pleased by the mitigated Negative Declaration document-

It seemns all in readiness for the project to keep moving forward.

We have been waiting for a long time for this much needed housing in West Marin.
Thank you for doing all you can to keep it coming to life.

Best wishes,

Anneke van der Veen

Anneke van der Veen
P.O.Box 607
Point Reyes Station, CA 94956

avanderveen3s@gmail.com
415-717-1429
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3 COMMENTS AND RESPONSES

Responses to Letter 102

Response 102.1
The comment states that additional affordable housing is needed in Marin County and
expresses support for the Project. This comment is noted for the record. No further response is

required.
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3 COMMENTS AND RESPONSES

LETTER 103
COMMENTER: Save Our Seashore
DATE: July 8, 2024

22 22 Save Our Seashore =0 22

. A 501(e)(3) Charitable Organization (EIN 094-3221625)
2 Founded in 1993 Lo Probect Marin Counly's Ocean, Coasts, Esluaries, Walersherds and Creeks
40 Sunnyside Dr, Inverness CA 04037 gbalmuirb@aolcom 415-663-1828

July 8, 2024

To: Connly of Marin Communily Developmenl Agency (CDA) envplanning@marineoinly.org

Re: Point Reyes Station USCG Coastal Permit and Conditional Use Permit Draft Initial
Study/Mitigated Negative Declaration (dIS/MNLDY)

‘The Save Our Seashore May 22, 2024 letter noted that the Coast Guard Project’s dIS/MND text
and graphics concerning Lnvironmentally Sensitive Habitat Area (ESHA) buffers were

incomplete, confusing, and incorrect. Our current letter attempts to untangle these problems.

103.1

In brief, we believe that each ESIA (and its buffer) in the Coast Guard Project must be considered
individually. We can find no provision in the Counlywide Plan (CWP) or the Local Coaslal Plan
(1.CP) that allows Lhe dIS/MND Lo use a bufler exemplion al one ESHA Lo justify a buffer
exempbion al other ESHAs on the same parcel. Further, we can find no provision in the CWP or

LCP thal allows the dIS/MND Lo use a buffer exemption at one spol in the ESHA Lo juslify a
bulfer exemplion around the entirely of thal ESHA. Lastly, we are concerned aboul the location of 103.2

the leach field and its potential impact on California Red-legged Trogs (CRLFs) . Referencing the
dIS/NMD Figure 2.2-3's wetlands from south (near the entrance) to north...

Wetland #1 (near the entrance) does not appear to have any existing uses or structures within
100-fect of the wetland.  But two new constmetion projects are proposed within 100-feet. First is

a new stormwater bioretention area which improves the quality of water flowing to the wetland

103.3

and thus likely qualifies as an exception to the 100-foot buffer rule. The second new project is
shown in dIS/MND Figure 2.2-3 as a “Water Reuse Facility and Leach Field Area” a portion of
which is only 50 feet from Wetland #1. It is not clear what this portion is...the Sherwood graphics
show the leach field 100 feet from the wetland If this portion 50-feet from the wetland as shown
in Figure 2.2-4 is the leach field, it would conflict with County codes that require a 75 foot setback
from wellands and could pose a threal Lo CRLF's. This threal is oullined in the Sherwood Report,
which states thal the proposed 1TV system will have a second unit backup, bul the ozone syslem
will nol, soif the ozone system is down, then “trace contaminants, including pharmaceuticals
and other emerging contaminants of concern” could be discharged adjucent Lo the welland that
may harbor CRIFs. Such conlaminants are known Lhreals lo amphibians. The Waler Reuse
Facility should have the same second unit backup for ozone as it does for UV,

Presumably to accommodate the *Water Reuse Facility and Leach Iield Arvea,” the dIS/MND
proposes Lo reduce Lhis welland'’s 100-fool wetland bulfer to only 50 (eel, which would Lthen locale

that facility just outside that reduced buffer. The dIS/MND then applies the reduced 5o-foot 103.4

wetland buffer to the other three wetlands on the parcel, which we believe is unjustified. Please
clarify the location of each component of the "Water Reuse Facility and Leach Field Area.” If the
leach field itself is indeed 100 feet from the wetland, then we suggest an un-reduced 100-foot
buffer be retained for Wetland #1 with the new storm water retention area and the non-leach field
portion of the Water Use Faculty noted as minimal incursion exceptions.

Page 1
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3 COMMENTS AND RESPONSES

Wetland #2 does not appear ta contain any existing uses or strnetures within 10o-feet except for
a new stormwaler bioretenlion area, thus we suggest an un-reduced 100-fool buffer should be

103.5

retained for Welland #2 with the new storm waler relention area noted as a minimal incursion
exception.

Wetland #3 has a structure (Building #104) within the 1oo-foot buffer. Although dIS/MND's
Table 2 paving figures for the Riparian bulfer do nol add up (5,343 sq 1 existing less 8,823 sq (L

removed does not equal 5,343 new total), Table 2 appears to show 1,866 sq ft of buildings 103.6

(Building #1047) to be grandfathered in without reducing the width of the remaining 50-foot
Riparian buffer...the same logic should apply o wetland buffers, where we suggest exisling
conflicting uses should be grandfathered in and the remaining welland buffer (oulside the
grandfathered area) retained at 100-feel.

Wetland #4 does not appear to have any existing uses or structures within an un-reduced 100- 103.7

font buffer, which we suggest should be retained.

Summary: We have mel with CLAM representalives on these malters bul were unable to clarily 103.8
the location of each component of the “Water Reuse Facility and Leach Field Area.” Draft Initial :

Studies often need 1o be clarified when they move Lo final. We liope (his letler oullines areas that
we helieve need elarification/revision so that the d1S/MND can he finalized without subsequent
CEQA debate. We would be happy to meet with CDA if requested to clarify these matters further.

ﬁaﬂﬁt}r\ &nhﬂ‘}{ Gordon Bennett, Save Our Seashore President
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Responses to Letter 103

Response 103.1
The comment states that the ESHA (and buffer) are confusing, incomplete, and incorrect.

The ESHA and buffers are fully and accurately described in the Project Description and shown
on figures in the IS/MND. Consistency with the Coastal Plan is analyzed in the Land Use
section of the Draft IS/MND.

Response 103.2

The comment discusses the buffer exemptions for ESHA and concerns about how buffer
reductions were applied to the ESHAs. The comment also raises concerns with the location of
the leach field and its potential impact on California Red-legged Frogs (CRLFs).

The buffer reduction for ESHA was required at the project site due to existing structures within
the ESHA buffers. As stated in Section 3.2.4, Biological Resources, the project would remove
2,152 square feet of existing facilities from upland areas within ESHA and adjacent riparian
corridor and would replace those structures with bioretention facilities, which would provide a
long-term benefit to water quality and habitat. The County obtained a biological opinion from
USFWS for impacts on California red-legged frog and the USFWS concurred with the proposed
measures. The mitigation measures included in the MND were included in the Biological
Opinion and are sufficient to address the impact on California red-legged frog from the project,
including the leach field.

Response 103.3

This comment discusses wetlands on Figure 2.2-3. The comment states that wetland #1 (near the
entrance) does not appear to have any existing uses or structures within 100-feet of the wetland,
but two components are proposed within 100-feet: a new stormwater bioretention area and a
portion of the “Water Reuse Facility and Leach Field Area” which is approximately 50 feet from
wetland #1. The comment states that this portion of the leach field conflicts with the County
code which requires a 75-foot setback from wetlands. The comment states that this
encroachment could pose a threat to CRLF. The comment states that the Water Reuse Facility
should have the same second unit backup for ozone as it does for UV.

Figures that depict the detailed location of the components of the water reuse facility and leach
field in proximity to the wetland are provided in Appendix ] - Wastewater Basis of Design
Report. As shown in the Figure labeled “Water Resue Facility and Leach Field Area” in
Appendix ], the leach field is located outside of the 100-foot ESHA bulffer. Thus, the leach field
will not encroach into the 100-foot ESHA buffer for Wetland 1. Furthermore, final design of the
water reuse facility and leach field area will be reviewed by the County and applicable agencies
to ensure all components comply with County and state regulations per the requirements of
Mitigation Measure HYDRO-1.

Refer also to Response 103.2, the project would result in less than significant impacts on CRLF
with mitigation.
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Response 103.4

The comment states that the Water Reuse Facility and Leach Field Area propose to reduce the
100-foot wetland buffer to 50 feet then place the facility and leach area outside that reduced
buffer. The commenter requests the locations of each component of the Water Reuse Facility
and Leach Field Area. The commenter recommends keeping the existing 100-foot buffer around
wetland #1.

The leach field is located approximately 400 feet from Lagunitas Creek at the nearest point. As
noted in response to comment #103.3 and shown in detail in Appendix ], the leach field is more
than 100 feet from the wetland. The project is proposing to reduce the ESHA buffer in order to
demolish structures that currently conflict with the ESHA and construct additional bioretention
areas that would provide a net benefit to the ESHA.

Response 103.5

The comment states that wetland #2 does not appear to contain any existing uses or structures
within 100-feet except for a new stormwater bioretention area. The commenter states that the
100-foot buffer should be retained for wetland #2 with the new storm water retention area noted
as a minimal incursion exception.

A reduction of the ESHA buffer is required to construct the bioretention area. The project does
not propose further development within the 100-foot buffer around wetland #2. The project is
expected to provide a net benefit to the ESHA as the project would demolish structures that
currently conflict with the ESHA and construct additional bioretention areas.

Response 103.6

The comment states that wetland #3 has a structure (Building #104) within the 100-foot buffer.
The comment references Table 2 in the IS/MND and challenges the acreages in the riparian
buffer.

It is unclear which table and acreages the commenter is referencing. The IS/MND does not
include a table with the numbers referenced. As stated in Section 3.2.4, Biological Resources, the
project would remove 2,152 square feet of existing facilities from upland areas within ESHA
and adjacent the riparian corridor and would replace those structures with bioretention
facilities, which would provide a long-term benefit to water quality and habitat. As provided in
Table 2.3-1, Building 104 is currently 4,756 sq. ft and would increase to 4,836 sq. ft. The building
that would be demolished is the existing storage building (Building 100B), which would be
replaced with landscaping and a patio area. Additional non-residential structures and
impervious surfaces would be removed within the ESHA and replaced with beneficial
bioretention areas.

Response 103.7
The comment states that wetland #4 does not appear to have any existing uses or structures so
the 100-foot buffer should be retained.
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The project does not propose further development within the 100-foot buffer around wetland #4
so it is a moot point to apply the 100-foot buffer. The reduced ESHA buffer is only applied for
the purpose of the project and would not allow for future development.

Response 103.8
The commenter requests information on the location of each component of the “Water Reuse
Facility and Leach Field Area.”

Figures that depicting the location of the components of the water reuse facility and leach field
are provided in Appendix J - Wastewater Basis of Design Report.
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4 ERRATA

4 Errata

The footnote is revised on Page 2-11 of the IS/MND as follows:

! The estimated average daily wastewater flow is 9,500 gallons per day (gpd). The

equalization tank, which stores wastewater, is sized for 5,000 gpd, or approximately half
a day of flow. The recycled water storage tank would store treated effluents and is sized
to provide slightly more than 1 day of recycled water storage, or 10,000 gallons.

subsurface drip system, which is sized for 100 percent of wastewater flows and also

provides another method of disposal during dry weather. The leach field has capacity to
dispose of 200 percent of effluent, and the design does not assume a portion is used for
irrigation.

The legend in Figure 2.2-3 was corrected as shown in the revised figure below:
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4 ERRATA

Figure 2.2-3 ESHA and ESHA Buffer Areas

5

Legend [ Proposed Project Area ] 50-foot ESHA Wetland Buffer
Scale = 1:4,000 I Bioretention Area =1 50-foot ESHA Riparian Buffer

Created:6/21/2024 ™7 Byjilding Footprint Il Puple Needlegrass
M Proposed Solar Array Il ~COE seasonal Wetland
| Water Reuse Facility and Leach Field Area [l CCC Seasonal Wetland

~ ] 50-foot ESHA Terrestrial Buffer Lagunitas Creek

PANODRAMA
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4 ERRATA

Mitigation Measure HYDRO-1 in Appendix I and Page 3-87 of the IS/MND is revised as follows:

Any violation of the RWQCB permit conditions shall require immediate notification to
the RWQCB with a report filed within five (5) business days to RWQCB, the County,
and NMWD documenting the violation and corrective actions taken to address the
violation.

Mitigation Measure HYDRO-1 on Page 22 of Appendix I and Page 3-87 of the IS/MND is
revised as follows:

e Corrective actions: If the intervening grewndwater monitoring well(s) indicate
an exceedance of 10 mg/L nitrate, effluent application shall cease in the vicinity
of the monitoring well where the exceedance is detected. Additional corrective
actions including but not limited to, repairs or replacement of equipment,
additional monitoring, or other actions, will be defined as appropriate
depending on the exceedance detected and potential causes of the exceedance.

The discussion of water supplies is revised on Pages 3-120 and 3-121 of the IS/MND as follows:

The project has an anticipated water demand of 9,500 gpd. NMWD obtains its water
supply for the West Marin service area from two wells located on the nearby Gallagher

Ranch and from two wells located on the project site. Aeeordingto-the NWWMDB-2020

provided housing for the U.S. Coast Guard and the wells on the project site, which are
now operated by NMWD, supplied water to the housing for over 20 vears including
periods of drought. The wells on the project site are thus assumed to provide sufficient
water supply for the project during normal, dry, and multiple dry years. If NMWD
relocates the wells on the project site at some point in the future, it is presumed that the
relocated well location would have similar or greater productivity to the wells on the
project site and would be capable of serving the demand for the project. Therefore, the
NWMD has adequate capacity to serve the project. Impacts would be less than
significant.

The Mitigation Monitoring and Reporting Plan has been revised to incorporate the edits to the
mitigation measures reflected above and is attached.
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APPENDIX | - MITIGATION MONITORING AND REPORTING PROGRAM

Mitigation Monitoring and Reporting Plan

MMRP Requirements and Use

The Marin County (County) Planning Division of the Community Development Agency has
prepared an Initial Study/Mitigated Negative Declaration (ISMND) to provide the public,
responsible agencies, and trustee agencies with information about the potential environmental
effects of the proposed Coastal Permit and Conditional Use Permit to adaptively reuse and
repurpose the former United States Coast Guard (USCQG) site to provide affordable housing
units in Point Reyes Station. Mitigation measures are defined in the IS/MND to reduce
potentially significant impacts of project construction and operation. The mitigation measures
included in the IS/MND reduce all potential project impacts to less than significant levels.

Implementation of the project will require execution and monitoring of all the mitigation
measures identified in the IS. The California Environmental Quality Act (CEQA) Section
15097(a) requires that:

“... In order to ensure that the mitigation measures and project revisions identified in
the EIR or negative declaration are implemented, the public agency shall adopt a
program for monitoring or reporting on the revisions which it has required in the project
and the measures it has imposed to mitigate or avoid significant environmental effects.
A public agency may delegate reporting or monitoring responsibilities to another public
agency or to a private entity which accepts the delegation; however, until mitigation
measures have been completed the lead agency remains responsible for ensuring that
implementation of the mitigation measures occurs in accordance with the program.”

CEQA Section 15097(c) defines monitoring and reporting responsibilities of the lead agency.

“(c) The public agency may choose whether its program will monitor mitigation, report
on mitigation, or both. "Reporting" generally consists of a written compliance review
that is presented to the decision making body or authorized staff person. A report may
be required at various stages during project implementation or upon completion of the
mitigation measure. "Monitoring" is generally an ongoing or periodic process of project
oversight. There is often no clear distinction between monitoring and reporting and the
program best suited to ensuring compliance in any given instance will usually involve
elements of both. The choice of program may be guided by the following:

(1) Reporting is suited to projects which have readily measurable or quantitative
mitigation measures or which already involve regular review. For example, a
report may be required upon issuance of final occupancy to a project whose
mitigation measures were confirmed by building inspection.

Point Reyes Station USCG Coastal Permit and Conditional Use Permit @ Fina IS/MND e August 2024
1



APPENDIX | - MITIGATION MONITORING AND REPORTING PROGRAM

(2) Monitoring is suited to projects with complex mitigation measures, such as
wetlands restoration or archeological protection, which may exceed the expertise
of the local agency to oversee, are expected to be implemented over a period of
time, or require careful implementation to assure compliance.

(3) Reporting and monitoring are suited to all but the most simple projects.
Monitoring ensures that project compliance is checked on a regular basis during
and, if necessary after, implementation. Reporting ensures that the approving
agency is informed of compliance with mitigation requirements.”

This Mitigation Monitoring and Reporting Program (MMRP) is meant to facilitate
implementation and monitoring of the mitigation measures to ensure that measures are
executed. This process protects against the risk of non-compliance.

The purpose of the MMRP is to:

e Summarize the mitigation required for the project.

e Comply with requirements of CEQA and the CEQA Guidelines.

e C(Clearly define parties responsible for implementing and monitoring the mitigation
measures.

e Provide a plan for how to organize the measures into a format that can be readily
implemented and monitored.

MMRP Components

The MMRP provides a summary of all mitigation measures that will be implemented for the
project. Each mitigation measure is accompanied with identification of:

¢ Timing — measures may be required to be implemented prior to construction,
during construction, or post construction

e Application Locations — locations where the mitigation measures will be
implemented.

¢ Monitoring/Reporting Action — the monitoring and/or reporting actions to be
undertaken to ensure the measure is implemented.

e Responsible and Involved Parties — the party or parties that will undertake the
measure and will monitor the measure to ensure it is implemented in accordance
with this MMRP

The responsible and involved parties will utilize the MMRP to identify actions that must take
place to implement each mitigation measures, the time of those actions and the parties
responsible for implementing and monitoring the actions.
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APPENDIX | - MITIGATION MONITORING AND REPORTING PROGRAM

Mitigation Measures

Mitigation Monitoring and When

Reporting Measures Implemented

Verified By

after the loose and flaking paint have been removed as
long as demolition practices do not compromise worker
safety and waste stream characterization testing has
been performed by the Contractor on the entire waste
stream for verification.

Conventional demolition techniques shall be employed
for all painted surfaces, with the Contractor complying
with applicable 0SHA and Cal/OSHA statutes regarding
the following:

o Worker awareness training
o Exposure monitoring, as needed

o Medical examinations, which may include blood lead
level testing

o Establishing a written respiratory protection program
Asbestos-containing Materials (ACM)

Any suspect material not sampled or not visually
identified as negative by the Environmental Compliance
Due Diligence Activities Report prepared by Tetra Tech
in 2016 shall be assumed to contain asbestos and
require destructive testing prior to demolition.
Inspections in California are required to be conducted
by a Certified Asbestos Consultant (CAC) or by a
Certified Site Surveillance Technician (CSST) working
under a CAC. In the absence of testing, the materials
shall be assumed to contain ashestos and disposed of in
accordance with OSHA Standard 1926.6.

Hydrology and Water Quality

b) Substantially decrease
groundwater supplies or
interfere substantially with
groundwater recharge such

Mitigation Measure HYDRO-1: Protection of NMWD
Water Supply Wells

Modify Leach Field to Avoid Protection Zone

e Applicant shall ensure e Priorto
leach field avoids Zone A Construction
Protection Zone of NMWD o Construction
groundwater supply wells.

« RWQCB in
coordination
with Marin
County

Point Reyes Station USCG Coastal Permit and Conditional Use Permit @ Fina IS/MND e August 2024
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