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2. Impact Analysis
a. Land Use and Policy Consistency

Construction and operation of this alternative would be generally compatible

with surrounding uses. The surrounding residential development is of rela-

tively low density, and comprised of single-family detached homes. Although

the proposed project would not result in any inconsistencies with County

policy, this alternative would be more aligned with County policies related to

protection and enhancement of wetlands. Under this alternative, the degree

of encroachment onto the 100-foot Wetland Conservation Area (WCA)

would be effectively reduced via increased wetland setbacks. This alternative

is therefore considered an insubstantial improvement in relation to consis-

tency with County policy.

b. Geology and Soils

The development pattern under this alternative is characterized by increased

accessibility from Bay Creek Drive and Bay Creek Court and an accompany-

ing reduction in driveway surface area. The approximate area of disturbance

for this alternative (116,000 square feet) would be approximately 25 percent

smaller than the area under the proposed project (155,000 square feet), sub-

stantially reducing the potential for site erosion during grading.

Because all potential impacts under the proposed related to geology and soils

could be reduced to a less-than-significant level through the incorporation of

identified mitigation measures, this alternative would be considered an insub-

stantial improvement to the proposed project.

c. Biological Resources

As discussed above under Geology and Soils, this alternative would involve a

reduction in site disturbance. This is due to the repositioning of homes and

shortening of driveways explained above in the description of the alternative.

Because of the modifications to Lots 8-12, this alternative would result in a

reduced amount of tree loss and the minimum setback from the edge of de-

lineated wetland would be doubled to 40 feet, with an average setback of 55

feet.
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Although this alternative, like the proposed project, would result in the re-

moval of the eucalyptus tree containing the heron nest, it is considered a sub-

stantial improvement due the reduced amount of site disturbance, reduced

tree removal, and increased setbacks to the edge of delineated wetland.

d. Hydrology and Water Quality

Although of the same density as the proposed project, this alternative would

result in an approximately 8,800-square foot reduction in impermeable surface

area on the project site due to the reduction in driveway coverage. Because all

potential impacts related to hydrology and water quality could be reduced to

a less-than-significant level through the incorporation of mitigation measures

identified in the DEIR, this alternative is considered an insubstantial im-

provement to the proposed project.

As a result, project roads and total impervious surface area would be reduced

by approximately 8,800 square feet.

e. Air Quality

This alternative would result in construction-period air quality impacts and

contribute to green house gas emissions during both the construction and

operation phases. As is the case with the proposed project, construction-

period impacts could be reduced to a less-than-significant level through miti-

gation. Like the proposed project, this alternative’s contribution to green

house gases would also be a less-than-significant cumulative impact. How-

ever, because this alternative would involve an approximately 25 percent re-

duction in the area of site disturbance and require less grading and paving for

driveways, it would be an insubstantial improvement in relation to the pro-

posed project.

f.  Traffic and Circulation

Although the configuration of residential units under this alternative would

be different than under the proposed project, the number of dwelling units

would be the same and the number of trips generated by the project would be
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similar. In the long-term (operational phase of project), this alternative is

therefore considered similar to the proposed project. However, due to the

reduced amount of site disturbance and driveway, fewer truck trips would be

necessary to and from the site to remove off-haul that is not reused on site.

Because the impacts from construction traffic would be mitigated to a less

than significant level under the proposed project, a reduction of such trips

during construction under this alternative is considered an insubstantial im-

provement.

g. Public Services

Because this alternative would include the same number of dwelling units, the

demand on public services would be comparable to the proposed project.

Therefore, this alternative would have a similar level of impact when com-

pared to the proposed project.

h. Aesthetics

Like the proposed project, this alternative would avoid the most scenic por-

tions of the site, which include the wooded ridgelines in the southern portion

of the property. However, this alternative would lower the maximum eleva-

tion at which development would occur, resulting in a decreased overall vis-

ual profile and increased preservation of scenic ridgelines. In addition, the

reduction in paved surfaces branching off of Bay Creek Drive would result in

greater conformance to the existing rural, “hidden” character of the site. This

alternative, like the proposed project, would also include a tree replacement

and planting plan to further preserve the site’s largely wooded appearance.

This alternative is therefore considered to be a substantial improvement over

the proposed project.

1. Cultural Resources

Although no cultural resources are anticipated to be located on-site, construc-

tion of this alternative involves the possibility of disturbing previously un-

known cultural resources. The State regulations that protect cultural re-

sources, as identified in Section 4.9 of this EIR, would also apply to imple-

mentation of this alternative and similarly reduce potential impacts to a less
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than significant level. Therefore, this alternative would be the same as the

proposed project.

j- Noise
This alternative would be similar in scale to the proposed project and would

result in similar temporary, construction-period noise impacts. As is the case

under the proposed project, construction-period noise could be reduced to a

less than significant level through mitigation. Therefore, this alternative

would have the same impacts as the proposed project.

k. Hazardous Materials

Like the proposed project, this alternative would result in the transport and

use of hazardous materials during the demolition of the existing home on-site,

as well as during both the construction and operation phases. The same set of

regulations related to the transport, storage, and disposal of hazardous materi-

als would apply to development under this alternative. Therefore, this alter-

native would be the same when compared to the proposed project.

l.  Energy Conservation

Like the proposed project, this alternative would result in the construction

and subsequent operation of 12 residential units. Because the number of resi-

dential units under this alternative would be the same as the proposed project,

combined energy use during operation would be similar. However, during

construction, the reductions in site disturbance and driveway surface area

would be expected to have related reductions in relation to the usage of en-

ergy. Therefore, this alternative would be considered an insubstantial im-

provement in relation to the proposed project.

m. Population and Housing

Like the proposed project, this alternative proposes 12 residential units, in-

cluding two below market rate units. The increase in population on the site

that would occur as a result of the project would therefore be the same or

similar to what is proposed. This increase would not be substantial in rela-

tion to the County’s existing population or its long-term population projec-
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tions, as identified in the Countywide Plan. Similar to the proposed project,

this alternative would not trigger a substantial increase or displace substantial

numbers of residents. Therefore, it is considered the same as the proposed

project.

n. Utilities

Because this alternative would also include the construction of 12 dwelling

units, the combined increase in demand for utility services on the site is pro-

jected to be similar to what it would be under the proposed project. This

alternative would not result in any impacts that could not be mitigated to a

less than significant level. As a result, this alternative is considered to be the

same as the proposed project.

3. Ability to Meet Project Objectives
This alternative would be considered the same as the proposed project in

terms of consistency with objectives. This alternative would involve the con-

struction of 12 units on the project site, support the County’s efforts to in-

corporate “green” building practices into new development, increase the

number of market-rate affordable housing units within the County, improve

safety relating to site access and fire risk, enable the applicant to develop a

financially-profitable project, and improve the visual quality of the site.

4. Comparison to Proposed Project

For the majority (8 of 14) of the environmental issues discussed above, the

Revised Project Alternative would be either an insubstantial or substantial

improvement to the proposed project. For the reasons explained above, this

alternative is therefore considered environmentally superior to the proposed

project.

F. Environmentally Superior Alternative

CEQA requires the identification of the environmentally superior alternative
in an EIR. Based on the foregoing analysis, which is summarized in Table

5-1, it can be seen that the Reduced Density Alternative is the environmen-
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tally superior alternative, however it would fail to meet all project objectives.
The Alternative Use Alternative Revised Project Alternative is the next most

environmentally superior alternative and it would meet all project objectives.

After these two alternatives, the Alternate Use Alternative is the next most

environmentally superior alternative that would meet most project objectives.
tThe No Project Alternative and the Mitigated Alternative-have would have a

similar level of impact overall, but the Mitigated Alternative would meet
most of the project objectives, where as the No Project Alternative would not

meet any.
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CEQA-REQUIRED ASSESSMENT CONCLUSIONS

As required by CEQA, this chapter provides an overview of the impacts of
the proposed project based on the technical topical analyses. The topics cov-
ered in this chapter include growth inducement, cumulative impacts, un-
avoidable significant effects, significant irreversible changes, short-term uses
versus long-term productivity, and impacts not found to be significant. A
more detailed analysis of the effects the project would have on the environ-

ment is provided in Chapter 4, Environmental Evaluation.

A. Growth Inducement

A project 1s considered to be growth-inducing if it fosters economic or popu-
lation growth beyond the boundaries of the project site. Typical growth in-
ducements might be the extension of urban services or transportation infra-
structure to a previously unserved or under-served area, or the removal of

major boundaries to development.

The site already contains one single-family dwelling, and is surrounded by
residential development, and is currently served by public infrastructure and
utilities. No extension of services would be necessary, however upgrading of
existing infrastructure and services will be required. Because the project site is
located in an area of existing residential development the project would not

remove a major obstacle to development.

Overall, the proposed project would not be expected to induce growth be-
yond the limits of the project site or set a precedent for additional growth in
the area. The proposed project site is a relatively undeveloped parcel of land
within Marin County with residential development to the north and west of
the project site. Furthermore, China Camp State Park is located to the south
of the project site, and the Marin County Open Space District manages the
Santa Venetia Marsh to the northeast of the project site. These areas are pro-

tected in perpetuity and development is not anticipated or allowed.
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B. Cumulative Impacts

CEQA Guidelines require consideration of the potential cumulative impacts
that could result from a proposed project in conjunction with other projects
in the vicinity. Such impacts can occur when two or more individual effects
either together create a considerable environmental impact or compound
other environmental consequences. A discussion of potential cumulative im-

pacts for each topic area is included in Sections 4.1 through 4.14.

C. Unawvoidable Significant Impacts

Unavoidable significant impacts are those significant impacts that cannot be
mitigated to a less-than-significant level. As described in Section 4.3, Biologi-

cal Resources.

D. Significant Irreversible Changes

CEQA requires that an EIR assess whether a project will result in significant
irreversible changes to the environment. The CEQA Guidelines describe

three distinct categories of irreversible changes that should be considered:

1. Changes in Land Use which Commit Future Generations

The proposed project would commit future generations to development on
the proposed project site. Once the proposed project is developed it is
unlikely to be economically feasible or desirable to change to a significantly
different land use for several decades or to return the site to its current,
largely vacant state. However, this is not considered to be an adverse impact,

since part of the site is already developed as a residential use.
2. Irreversible Damage from Environmental Accidents

Since the project would not involve the routine use or transport of hazardous

materials in substantial quantities, no significant environmental damage, such
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as the accidental spill or explosion of hazardous material, is anticipated as a

result of the proposed project.

3. Consumption of Natural Resources
The assessment of a proposed project’s consumption of nonrenewable re-
sources includes increased energy consumption, conservation of agricultural

lands, and loss of access to mining reserves.

Development of the project site would irretrievably commit nonrenewable
resources to the construction and maintenance of proposed buildings and in-
ternal driveways. The building materials and energy consumed as part of de-
velopment of the project would include, but are not limited to, nonrenewable
and limited resources such as oil, gasoline, lumber, sand and gravel, asphalt,
water, and steel. Increased energy demands would be used for construction,
lighting, heating and cooling, and transportation of people within, to, and
from the area. This represents an irreversible commitment of nonrenewable

resources.

The property is not on agricultural land, nor does it provide access to a min-
ing reserve. Therefore, the proposed project would not have significant im-

pacts on the consumption of these types of resources.

E. Impacts Found Not to Be Significant

CEQA allows environmental issues for which there is no likelihood of an
impact to be “scoped out” during the EIR scoping process and not covered in
an EIR. Based on the location and nature of this project, potential impacts to
agricultural and mineral resources have been “scoped out” from detailed

analysis.
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