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1.0	   	  EXECUTIVE	  SUMMARY	  CHAPTER	  
	  
1.1.	   Summary	  of	  the	  Proposed	  Project	  
	  
The	  Tiburon	  Peninsula	  Club	  (TPC)	  seeks	  Town	  approval	  of	  a	  Conditional	  Use	  Permit	  to	  construct	  
a	  Junior	  Tennis	  Center	  that	  would	  be	  used	  to	  expand	  its	  current	  junior	  clinic	  program	  and	  
provide	  tennis	  lessons	  for	  members	  and	  non-‐members.	  	  The	  main	  improvements	  that	  would	  be	  
constructed	  for	  this	  tennis	  center	  are	  described	  below.	  
	  
A	  one-‐story	  structure	  will	  be	  constructed	  adjacent	  to	  the	  north	  side	  of	  the	  existing	  lower	  tennis	  
courts	  that	  will	  include	  two	  bathrooms	  and	  storage	  for	  TPC-‐owned	  tennis-‐related	  equipment.	  	  
North	  of	  this	  structure	  will	  be	  a	  landscaped	  entry	  to	  a	  792-‐square	  foot	  covered	  entrance	  (with	  a	  
translucent	  roof)	  to	  the	  facility.	  The	  entryway	  will	  include	  folding	  gates	  and	  a	  card	  reader.	  
Adjacent	  to	  the	  proposed	  entry	  area	  will	  be	  a	  screened	  outdoor	  area	  open	  to	  the	  sky	  and	  
screened	  from	  public	  view	  by	  a	  wall	  and	  doors.	  
	  
Pole	  lights	  will	  be	  installed	  to	  light	  the	  six	  existing	  courts	  so	  that	  current	  afterschool	  programs	  
can	  be	  extended	  to	  7:30	  p.m.	  during	  the	  winter	  months.	  Lighting	  will	  be	  used	  from	  September	  
8th	  to	  April	  14th	  only.	  During	  the	  season	  when	  lights	  are	  necessary,	  classes	  and	  activities	  will	  
cease	  at	  7:30	  and	  the	  lights	  will	  stay	  on	  until	  7:45	  allowing	  15	  minutes	  for	  cleanup.	  The	  lighting	  
will	  use	  LED	  lights	  that	  will	  have	  individual	  on-‐off	  switching	  and	  motion	  sensors,	  be	  screened	  
and	  shielded,	  and	  be	  “dark	  sky”	  compliant.	  	  
	  
1.2	   Areas	  of	  Controversy	  	  
	  
A.	   Areas	  of	  Controversy	  and	  Issues	  to	  Be	  Resolved	  
	  
The	  proposed	  project	  raises	  issues	  and	  some	  areas	  of	  controversy	  that	  will	  be	  considered	  by	  
Town	  decision-‐makers.	  	  Controversial	  issues	  are	  known	  through	  expressions	  of	  public	  opinion	  
that	  are	  documented	  in	  the	  record	  or	  obtained	  through	  public	  meetings.	  	  Prior	  to	  circulating	  
the	  Draft	  EIR,	  the	  Town	  circulated	  a	  Notice	  of	  Preparation	  (NOP)	  to	  agencies	  and	  interested	  
parties.	  	  The	  Town	  received	  nine	  comment	  letters	  during	  this	  NOP	  review	  period	  as	  well	  as	  oral	  
comments	  made	  at	  a	  Public	  Scoping	  Meeting	  on	  this	  EIR.	  	  These	  letters	  and	  comments	  are	  
summarized	  in	  Section	  2.3	  of	  this	  EIR.	  
	  
Some	  areas	  of	  controversy	  are	  not	  within	  the	  purview	  of	  CEQA	  because	  that	  statute	  focuses	  on	  
evaluation	  of	  significant	  effects	  to	  the	  physical	  environment.	  The	  areas	  of	  controversy	  identified	  
in	  the	  comment	  letters	  and	  oral	  comments	  that	  relate	  to	  physical	  impact	  issues	  are	  the	  
potential	  for	  increased	  light	  pollution	  and	  glare,	  increased	  noise,	  biological	  impacts	  to	  the	  
Railroad	  Marsh,	  and	  traffic	  impacts	  on	  the	  intersection	  of	  State	  Route	  131	  (Tiburon	  Boulevard)	  
and	  Mar	  West	  Street.	  
	  
Pursuant	  to	  CEQA	  Guidelines	  Section	  15123,	  the	  issues	  to	  be	  resolved	  include	  the	  choice	  among	  
alternatives	  and	  whether	  or	  how	  to	  mitigate	  the	  significant	  effects.	  This	  EIR	  has	  presented	  
mitigation	  measures	  and	  project	  alternatives,	  and	  the	  Town	  Planning	  Commission	  will	  consider	  
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the	  Final	  EIR	  when	  considering	  the	  proposed	  project.	  In	  considering	  whether	  to	  approve	  the	  
project,	  the	  Town	  Planning	  Commission	  will	  take	  into	  consideration	  the	  environmental	  
consequences	  of	  the	  project	  with	  mitigation	  measures	  and	  project	  alternatives,	  as	  well	  as	  other	  
factors	  related	  to	  feasibility.	  
	  
1.3	   Summary	  of	  Impacts	  	  
	  
All	  impacts	  and	  mitigation	  measures	  identified	  in	  this	  EIR	  are	  summarized	  in	  Table	  1.3-‐1,	  
Summary	  of	  Impacts	  and	  Mitigations,	  at	  the	  end	  of	  this	  chapter.	  For	  a	  full	  discussion	  of	  
potential	  environmental	  impacts,	  the	  reader	  is	  referred	  to	  the	  appropriate	  sections	  of	  Chapter	  
4.	  Table	  1.3-‐1	  summarizes	  the	  project	  impacts	  and	  the	  mitigation	  measures	  recommended	  to	  
address	  those	  impacts.	  The	  first	  column	  of	  Table	  1.3-‐1	  describes	  the	  impact	  that	  would	  result	  
from	  the	  project.	  	  Following	  that	  impact	  is	  a	  description	  of	  the	  level	  of	  significance	  the	  impact	  
has.	  	  Levels	  of	  significance	  include	  "less	  than	  significant"	  (listed	  as	  LTS	  in	  the	  table),	  "potentially	  
significant"	  (i.e.,	  significant	  prior	  to	  implementation	  of	  mitigation	  measures;	  listed	  as	  PS	  in	  the	  
table),	  and	  "significant	  and	  unavoidable"	  (listed	  as	  SU	  in	  the	  table).	  
	  
The	  next	  column	  lists	  the	  recommended	  mitigation	  measures	  for	  the	  impact.	  	  Finally,	  there	  is	  a	  
column	  that	  describes	  the	  significance	  of	  the	  impact	  after	  mitigation	  measures	  have	  been	  
implemented.	  
	  
The	  proposed	  construction	  phase	  of	  the	  project	  would	  not	  result	  in	  any	  significant	  direct	  
impacts	  that	  cannot	  be	  mitigated	  to	  a	  less-‐than-‐significant	  level.	  	  Operation	  of	  the	  project,	  after	  
inclusion	  of	  EIR-‐recommended	  mitigation	  measures,	  would	  not	  result	  in	  any	  significant	  and	  
unavoidable	  impacts.	  
	  
1.4	   Summary	  of	  Project	  Alternatives	  	  
	  
As	  described	  in	  Section	  5.5	  of	  this	  EIR,	  the	  EIR	  analyzed	  the	  following	  two	  alternatives	  to	  the	  
proposed	  project:	  

	  
1. No	  Project	  Alternative.	  	  Under	  this	  alternative,	  none	  of	  the	  improvements	  included	  in	  

the	  proposed	  project	  would	  be	  built.	  
	  

2. Project	  Redesign.	  	  Under	  this	  alternative,	  components	  of	  the	  project	  would	  be	  
redesigned	  or	  relocated	  to	  reduce	  the	  environmental	  effects	  

	  
Environmentally	  Superior	  Alternative	  
	  
The	  alternatives	  analysis	  contained	  in	  Section	  5.5	  of	  this	  EIR	  concludes	  that	  the	  No	  Project	  
Alternative	  is	  the	  environmentally	  superior	  alternative,	  though	  it	  does	  not	  meet	  any	  of	  the	  
project	  objectives.	  	  The	  Project	  Redesign	  Alternative	  would	  be	  the	  environmentally	  superior	  
alternative	  that	  meets	  most	  basic	  project	  objectives.

















TABLE	  1.3-‐1	  -‐	  IMPACT	  AND	  MITIGATION	  SUMMARY	  
	  

	   	   SIGNIFICANCE	   	   SIGNIFICANCE	  
	   	   	  	  	  	  BEFORE	   	   	   AFTER	  
	   IMPACTS	   	  MITIGATION	   MITIGATION	   	  MITIGATION	  
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4.10	   Land	  Use	  and	  Plan	  Consistency	   	   	   	  
	   	   	   	   	  
4.10-‐A	   The	  proposed	  project	  would	  not	  conflict	  with	  any	  applicable	  land	  

use	  plan,	  policy,	  or	  regulation	  adopted	  for	  the	  purpose	  of	  avoiding	  
or	  mitigating	  an	  environmental	  effect.	  

LTS	   No	  mitigation	  is	  required.	   LTS	  

4.10-‐B	   The	   proposed	   project,	   in	   combination	   with	   buildout	   of	   the	  
Tiburon	   Planning	   Area,	   would	   not	   contribute	   to	   potential	  
cumulative	  land	  use	  impacts.	  

LTS	   No	  mitigation	  is	  required.	   LTS	  

4.11	   Other	  Resources	   	   	   	  
	   	   	   	   	  
4.11-‐1	   The	  project	  is	  subject	  to	  soil	  constraints	  and	  seismic	  hazards.	   PS	   4.11-‐1	   The	   project	   shall	   be	   constructed	   to	   withstand	   the	   maximum	   probable	  

earthquake	  and	  to	  withstand	  other	  geologic	  and	  soil	  constraints	  or	  hazards	  on	  the	  
site.	  All	  new	  development	  shall	  be	  constructed	  consistent	  with	  the	  seismic	  design	  
requirements	   of	   the	   2013	   California	   Building	   Code	   (as	   referenced	   in	   the	   Town’s	  
Municipal	   Code)	   or	   any	   successor	   code	   in	   effect	   at	   the	   time	   of	   building	   permit	  
issuance.	  The	  2001	  Kleinfelder,	  Inc.	  geotechnical	  report	  shall	  be	  revised	  to	  identify	  
any	   geologic	   design	   requirements	   that	   comply	   with	   the	   current	   Building	   Code	  
seismic	  and	  soil	  treatment	  requirements	  for	  the	  improvements	  proposed	  north	  of	  
the	   existing	   tennis	   courts.	   The	   project	   shall	   be	   constructed	   consistent	   with	   all	  
recommendations	   for	   site	   grading,	   seismic	   design	   for	   structures,	   foundation	  
design,	  and	  site	  drainage	  contained	  in	  that	  revised	  report.	  

LTS	  
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2.0	   INTRODUCTION	  CHAPTER	  
	  
2.1	   Purpose	  of	  the	  EIR	  
	  
This	  Draft	  Environmental	  Impact	  Report	  (EIR)	  addresses	  the	  potential	  environmental	  impacts	  of	  
constructing	  and	  operating	  a	  Junior	  Tennis	  Center	  on	  the	  site	  of	  the	  Tiburon	  Peninsula	  Club	  in	  
Tiburon,	  California.	  	  
	  
This	  EIR	  has	  been	  prepared	  in	  conformance	  with	  the	  provisions	  of	  the	  California	  Environmental	  
Quality	  Act	  (CEQA)	  Guidelines	  as	  amended	  to	  date.	  	  CEQA	  requires	  that	  public	  agencies	  prepare	  
and	  certify	  an	  EIR	  before	  carrying	  out	  projects	  that	  may	  have	  significant	  effects	  on	  the	  
environment	  (Public	  Resources	  Code	  Section	  21080).	  	  Preparation	  of	  an	  EIR	  is	  the	  responsibility	  
of	  the	  "lead	  agency,"	  the	  public	  agency	  that	  has	  the	  principal	  responsibility	  for	  carrying	  out	  or	  
approving	  the	  project	  (Public	  Resources	  Code,	  Section	  21067).	  	  The	  Town	  of	  Tiburon	  is	  the	  lead	  
agency	  for	  this	  EIR.	  	  	  
	  
This	  EIR	  is	  an	  informational	  document	  intended	  to	  inform	  the	  Town	  (the	  Lead	  Agency),	  other	  
public	  agency	  decision-‐makers,	  and	  the	  public	  of	  the	  significant	  environmental	  effects	  of	  the	  
proposed	  project	  and	  alternatives	  to	  the	  proposed	  project.	  	  The	  Town	  will	  consider	  the	  
information	  in	  this	  EIR	  along	  with	  other	  information	  presented	  during	  the	  decision-‐making	  
process	  when	  determining	  whether	  to	  approve	  the	  project.	  	  The	  information	  contained	  in	  this	  
EIR	  does	  not	  control	  the	  Town's	  ultimate	  decision	  on	  the	  project.	  	  If	  the	  Town	  decides	  to	  
approve	  the	  project,	  however,	  then	  the	  Town	  must	  respond	  to	  each	  significant	  effect	  identified	  
in	  the	  EIR	  by	  making	  findings	  under	  Section	  15091	  of	  the	  CEQA	  Guidelines	  and,	  if	  necessary,	  
making	  a	  Statement	  of	  Overriding	  Consideration	  under	  Section	  15093.	  	  	  
	  
2.2	   Scope	  of	  the	  EIR	  
	  
This	  EIR	  has	  been	  prepared	  by	  the	  Town	  of	  Tiburon	  as	  Lead	  Agency	  in	  conformance	  with	  the	  
California	  Environmental	  Quality	  Act	  (CEQA).	  	  As	  such,	  it	  provides	  objective	  information	  
addressing	  the	  environmental	  consequences	  of	  the	  proposed	  project	  and	  possible	  ways	  to	  
reduce	  or	  avoid	  these	  impacts.	  
	  
This	  EIR	  addresses	  all	  the	  areas	  of	  potentially	  significant	  impact	  as	  well	  as	  other	  potential	  
impact	  areas	  that	  CEQA	  requires	  an	  EIR	  to	  investigate.	  	  The	  environmental	  effects	  of	  the	  project	  
are	  analyzed	  for	  each	  impact	  area.	  	  The	  CEQA	  Guidelines	  define	  the	  effects	  of	  a	  project	  as	  
changes	  from	  the	  environmental	  setting	  (i.e.,	  existing	  conditions)	  that	  are	  attributable	  to	  the	  
project.	  	  Particularly	  pertinent	  sections	  of	  the	  CEQA	  Guidelines	  are	  listed	  below.	  
	  

1. Section	  15121(a)	  (Information	  Document)	  states	  that	  an	  EIR	  “is	  an	  
informational	  document	  which	  will	  inform	  public	  agency	  decision-‐makers	  and	  
the	  public	  generally	  of	  the	  significant	  environmental	  effect	  of	  a	  project,	  identify	  
possible	  ways	  to	  minimize	  the	  significant	  effects,	  and	  describe	  reasonable	  
alternatives	  to	  the	  project.	  
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2. Section	  15151	  (Standards	  for	  Adequacy	  of	  an	  EIR)	  states	  that	  “an	  EIR	  should	  
be	  prepared	  with	  a	  sufficient	  degree	  of	  analysis	  to	  provide	  decision-‐makers	  
with	  information	  which	  enables	  them	  to	  make	  a	  decision	  which	  intelligently	  
takes	  account	  of	  environmental	  consequences.	  	  An	  evaluation	  of	  the	  
environmental	  effects	  of	  a	  proposed	  project	  need	  not	  be	  exhaustive,	  but	  the	  
sufficiency	  of	  an	  EIR	  is	  to	  be	  reviewed	  in	  the	  light	  of	  what	  is	  reasonably	  feasible.	  	  
Disagreement	  among	  experts	  does	  not	  make	  an	  EIR	  inadequate,	  but	  the	  EIR	  
should	  summarize	  the	  main	  points	  of	  disagreement	  among	  the	  experts.”	  

	  
3. Section	  15003(i	  and	  j)	  (Policies)	  states	  that	  technical	  perfection	  is	  not	  

necessary,	  but	  adequacy,	  completeness,	  and	  a	  good-‐faith	  effort	  at	  full	  
disclosure	  are	  required.	  	  "CEQA	  requires	  that	  decisions	  be	  informed	  and	  
balanced.	  	  It	  must	  not	  be	  subverted	  into	  an	  instrument	  for	  the	  oppression	  and	  
delay	  of	  social,	  economic,	  or	  recreational	  development	  or	  advancement."	  	  

	  
4. Section	  15143	  (Emphasis)	  states	  that	  the	  EIR	  shall	  focus	  on	  the	  significant	  

effects	  on	  the	  environment.	  	  The	  significant	  effects	  will	  be	  discussed	  with	  
emphasis	  in	  proportion	  to	  their	  severity	  and	  probability	  of	  occurrence.	  	  Effects	  
dismissed	  in	  the	  Initial	  Study	  as	  clearly	  insignificant	  and	  unlikely	  to	  occur	  need	  
not	  be	  discussed	  further	  in	  the	  EIR.	  Discussion	  of	  each	  major	  topic	  includes	  
criteria	  used	  to	  evaluate	  whether	  an	  environmental	  impact	  is	  significant	  or	  
insignificant.	  	  	  

	  
5. Section	  15002(g)	  (Significance)	  states	  that	  a	  significant	  effect	  on	  the	  

environment	  is	  defined	  as	  a	  substantial	  adverse	  change	  in	  the	  physical	  
conditions	  which	  exist	  in	  the	  area	  affected	  by	  the	  proposed	  project.	  The	  
significance	  criteria	  for	  each	  topic	  in	  this	  EIR	  have	  been	  developed	  based	  on	  
guidelines	  set	  forth	  in	  the	  CEQA	  Guidelines	  as	  modified	  in	  some	  cases	  by	  
standards	  established	  by	  the	  Town	  as	  set	  forth	  in	  its	  Environmental	  Review	  
Guidelines.	  This	  EIR	  lists	  the	  thresholds	  of	  significance	  for	  each	  area	  of	  impact	  
and	  assesses	  whether	  the	  project's	  impacts	  exceed	  these	  thresholds.	  	  If	  the	  
impact	  does	  not	  exceed	  the	  threshold	  or	  if	  the	  recommended	  mitigation	  
measures	  reduce	  the	  impact	  below	  the	  thresholds,	  then	  the	  impact	  is	  
considered	  to	  be	  less-‐than-‐significant.	  

	  
2.3	   Public	  Review	  and	  CEQA	  Process	  
	  
A.	   Introduction	  
	  
The	  proposed	  Junior	  Tennis	  Club	  Project	  is	  a	  private	  project	  proposed	  by	  the	  Tiburon	  Peninsula	  
Club.	  The	  Tiburon	  Planning	  Commission	  is	  the	  principal	  decision-‐making	  body	  and	  has	  the	  
authority	  to	  approve	  the	  project.	  	  If	  the	  Planning	  Commission’s	  decision	  is	  appealed,	  then	  the	  
Tiburon	  Town	  Council	  would	  be	  the	  final	  decision-‐maker.	  	  
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CEQA	  provides	  three	  opportunities	  for	  public	  participation	  during	  the	  EIR	  process.	  These	  points	  
are	  during	  the	  Notice	  of	  Preparation	  (NOP),	  when	  the	  public	  is	  informed	  that	  an	  EIR	  is	  to	  be	  
prepared	  and	  is	  asked	  to	  comment	  on	  the	  scope	  and	  contents	  of	  the	  proposed	  EIR;	  upon	  
circulation	  of	  the	  Draft	  EIR,	  when	  the	  public	  and	  agencies	  can	  comment	  on	  the	  adequacy	  of	  the	  
environmental	  document;	  and	  finally,	  after	  circulation	  of	  the	  Final	  EIR,	  when	  the	  public	  and	  
agencies	  can	  evaluate	  the	  lead	  agency’s	  responses	  to	  comments	  submitted	  on	  the	  Draft	  EIR.	  
The	  Town’s	  Local	  CEQA	  Guidelines	  provide	  additional	  opportunities	  for	  public	  input.	  
	  
Project	  History	  
	  
The	  project	  applicant	  originally	  proposed	  the	  project	  in	  2016.	  After	  the	  close	  of	  the	  public	  
review	  period	  on	  the	  Initial	  Study	  prepared	  for	  that	  original	  project,	  the	  applicant	  revised	  the	  
project,	  and	  a	  new	  Initial	  Study	  was	  prepared	  for	  that	  revised	  project.	  
	  
B.	   Notice	  of	  Preparation	  	  
	  
The	  Town	  filed	  a	  Notice	  of	  Preparation	  (NOP)	  of	  an	  EIR	  for	  the	  original	  project	  proposal	  with	  the	  
Office	  of	  Planning	  and	  Research	  (OPR)	  in	  September	  2016.	  That	  2016	  NOP	  and	  accompanying	  
Initial	  Study	  were	  circulated	  to	  the	  public,	  local	  and	  state	  agencies,	  and	  other	  interested	  parties	  
to	  solicit	  comments	  on	  the	  proposed	  project.	  	  As	  described	  above,	  subsequent	  to	  closure	  of	  the	  
public	  review	  period,	  the	  project	  applicant	  revised	  the	  proposed	  project.	  	  A	  Revised	  Initial	  Study	  
and	  NOP	  was	  filed	  with	  OPR	  on	  April	  5,	  	  2017.	  The	  NOP	  comment	  period	  ended	  on	  May	  15,	  
2017.	  	  The	  Revised	  Initial	  Study	  and	  NOP	  are	  included	  in	  Appendix	  A	  of	  this	  EIR.	  
	  
Original	  NOP	  
	  
The	  Town	  received	  five	  written	  responses	  during	  the	  comment	  period	  on	  the	  original	  2016	  NOP	  
from:	  Caltrans,	  the	  Native	  American	  Heritage	  Commission	  (NAHC),	  the	  Federated	  Indians	  of	  
Graton	  Rancheria,	  Michael	  Parker,	  and	  Joyce	  and	  David	  Albert.	  	  These	  letters	  are	  included	  in	  
Appendix	  A	  of	  this	  EIR.	  	  These	  comment	  letters	  do	  not	  comment	  on	  the	  current	  project.	  	  
Nevertheless,	  the	  following	  summarizes	  the	  comments	  in	  these	  five	  letters.	  
	  

1. Caltrans.	  	  The	  EIR	  should	  include	  a	  Vehicle	  Miles	  Travelled	  (VMT)	  analysis	  for	  the	  
project.	  	  The	  project	  should	  be	  conditioned	  to	  ensure	  connections	  to	  existing	  bike	  lanes	  
and	  multi-‐use	  trails.	  To	  reduce	  VMT,	  the	  Town	  is	  encouraged	  to	  establish	  a	  
Transportation	  Management	  Association	  (TMA)	  to	  pursue	  aggressive	  trip	  reduction	  
targets.	  	  Caltrans	  recommends	  several	  Travel	  Demand	  Management	  elements	  to	  be	  
considered	  by	  the	  TMA.	  	  The	  Town	  should	  identify	  traffic	  impact	  fees	  for	  the	  project.	  
(Questions	  regarding	  traffic	  impacts	  are	  addressed	  in	  Section	  4.2,	  Traffic	  and	  Circulation	  
of	  this	  EIR).	  

	  
2. NAHC.	  	  NAHC	  submitted	  a	  standard	  form	  letter	  recommending	  consultation	  with	  the	  

local	  tribe.	  	  The	  letter	  outlines	  how	  the	  consultation	  should	  be	  conducted	  to	  comply	  
with	  current	  State	  laws	  and	  regulations.	  
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3. Federated	  Indians	  of	  Graton	  Rancheria.	  	  The	  Federated	  Indians	  of	  Graton	  Rancheria	  
(FIGR)	  requested	  they	  be	  notified	  in	  case	  cultural	  resources	  are	  discovered	  on	  the	  site	  
during	  any	  grading	  or	  construction	  phase.	  	  	  

	  
4. Michael	  Parker.	  	  He	  requested	  that	  the	  EIR	  address	  his	  concerns	  about	  lighting,	  noise,	  

and	  traffic.	  	  He	  is	  especially	  concerned	  about	  light	  pollution.	  He	  suggested	  that	  planting	  
tall	  trees	  to	  shield	  views	  on	  lights	  in	  the	  parking	  area	  be	  considered.	  (Questions	  related	  
to	  visual	  impacts	  are	  addressed	  in	  the	  subsequent	  Section	  4.1,	  Visual	  Resources.	  
Questions	  relating	  to	  noise	  impacts	  are	  addressed	  in	  Section	  4.3,	  Noise.)	  

	  
5. Joyce	  and	  David	  Albert.	  	  They	  are	  concerned	  about	  light	  and	  noise	  pollution	  from	  

existing	  TPC	  facilities	  and	  want	  the	  EIR	  to	  address	  these	  issues	  for	  the	  expanded	  
facilities.	  

	  
NOP	  on	  Revised	  2017	  Project	  
	  
The	  Town	  received	  nine	  comment	  letters	  on	  the	  NOP	  on	  the	  revised	  project.	  	  They	  are	  included	  
in	  Appendix	  A.	  	  The	  following	  summarizes	  comments	  relevant	  to	  the	  scope	  of	  the	  EIR.	  
	  

1. Caltrans.	  	  Caltrans	  requested	  updated	  trip	  generation	  and	  distribution	  information,	  
especially	  related	  to	  impacts	  to	  State	  Route	  131	  and	  Mar	  West	  Street.	  

	  
2. Serge	  Martial.	  	  He	  expressed	  concerns	  over	  lighting	  and	  noise	  impacts	  from	  existing	  

TPC	  facilities	  and	  wanted	  these	  impacts	  addressed	  in	  the	  EIR.	  	  (It	  is	  noted	  that	  impacts	  
from	  existing	  facilities	  and	  operations	  are	  not	  impacts	  caused	  by	  the	  currently	  proposed	  
project	  and,	  consequently,	  are	  not	  considered	  project	  impacts	  under	  CEQA.)	  

	  
3. Tiburon	  Vista	  Townhouse	  Association	  Board	  of	  Directors.	  The	  Association	  Board	  is	  

concerned	  about	  lighting	  and	  noise	  impacts	  from	  existing	  TPC	  facilities	  and	  opposes	  
additional	  court	  lighting.	  

	  
4. Priscilla	  Embry.	  The	  commenter	  is	  concerned	  about	  lighting	  and	  noise	  impacts	  from	  

existing	  TPC	  facilities	  and	  opposes	  additional	  court	  lighting.	  
	  

5. Petra	  Trouerbach.	  	  The	  commenter	  is	  concerned	  about	  visual	  and	  noise	  impacts	  from	  
existing	  TPC	  facilities	  and	  opposes	  the	  project.	  

	  
6. Harbor	  Hill	  Condominium	  Association.	  	  The	  commenter	  is	  concerned	  about	  lighting	  

and	  noise	  impacts	  from	  existing	  TPC	  facilities	  and	  opposes	  additional	  court	  lighting.	  
	  

7. Daniel	  Goldberg.	  	  He	  is	  concerned	  about	  new	  lighting	  impacts.	  
	  

8. Polly	  and	  Mark	  Ely.	  	  They	  are	  concerned	  about	  additional	  lighting	  impacts.	  
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9. Barbara	  Salzman	  and	  Phil	  Peterson,	  Marin	  Audubon	  Society.	  	  	  The	  Audubon	  Society	  
had	  several	  comments	  that	  are	  summarized	  below,	  but	  the	  reader	  is	  directed	  to	  their	  
full	  letter	  in	  Appendix	  A	  for	  additional	  details	  on	  their	  concerns	  and	  recommendations.	  
They	  requested	  that	  the	  EIR	  include:	  

	  
• an	  independent	  review	  of	  impacts	  to	  nesting	  and	  migratory	  birds	  with	  discussion	  

of	  the	  importance	  of	  the	  pond	  for	  migratory	  birds;	  
	  
• surveys	  for	  red-‐legged	  frogs;	  

	  
• clarification	  of	  the	  areas	  considered	  wetland	  and	  marsh;	  

	  
• a	  figure	  showing	  the	  marsh,	  wetland,	  and	  riparian	  habitat	  edges;	  

	  
• clarification	  of	  the	  project’s	  relationship	  to	  pond	  cattails;	  

	  
• further	  discussion	  of	  the	  wetland,	  marsh,	  and	  riparian	  buffers;	  

	  
• further	  discussion	  or	  project	  impacts	  on	  marsh/pond	  water	  quality;	  

	  
• discussion	  of	  mitigation	  for	  wetlands;	  and	  	  

	  
• development	  of	  a	  project	  alternative	  that	  reduces	  impacts	  to	  the	  

marsh/wetlands/riparian	  community.	  
	  

(These	  requests	  are	  addressed	  in	  the	  subsequent	  section	  on	  Biological	  Resources,	  
Section	  4.7.)	  

	  
D.	   Public	  Scoping	  Meetings	  
	  
Agencies	  and	  the	  public	  were	  notified	  about	  a	  Public	  Scoping	  Meeting	  on	  the	  EIR.	  	  The	  Public	  
Scoping	  Meeting	  on	  the	  original	  2016	  proposal	  was	  held	  at	  the	  Town	  Council	  Chambers	  on	  
January	  25,	  2017.	  	  It	  was	  attended	  by	  Town	  staff,	  representatives	  on	  the	  applicant,	  and	  
members	  of	  the	  public.	  	  Following	  the	  Town	  staff’s	  presentation	  of	  the	  project	  and	  the	  
applicant’s	  summary	  of	  the	  proposed	  project,	  several	  Town	  Planning	  Commissioners	  asked	  for	  
clarification	  about	  proposed	  project	  elements.	  	  The	  meeting	  was	  then	  opened	  for	  public	  
comment	  on	  the	  scope	  of	  the	  EIR.	  	  One	  member	  of	  the	  public	  (Maureen	  Miekle)	  offered	  
comments.	  She	  stated	  that	  she	  looks	  down	  on	  the	  project	  site	  and	  requested	  additional	  
analysis	  of	  bathroom	  and	  entrance	  lighting	  as	  well	  as	  further	  discussion	  of	  the	  number	  of	  
homes	  that	  would	  be	  affected	  by	  new	  project	  lighting.	  	  Also,	  noise	  impacts	  on	  nearby	  residents	  
should	  be	  addressed.	  
	  
The	  Commission	  Chair	  returned	  the	  meeting	  to	  the	  Planning	  Commission.	  	  Three	  
commissioners	  had	  specific	  comments:	  
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1. Commissioner	  Corcoran	  stated	  that	  installing	  a	  cover	  to	  block	  lights	  from	  the	  entryway	  
and	  courts	  should	  be	  considered.	  

	  
2. Chair	  Williams	  agreed	  with	  Ms.	  Miekle	  that	  the	  EIR	  should	  assess	  the	  number	  of	  homes	  

that	  would	  be	  impacted	  and	  the	  level	  of	  impact.	  
	  

3. Commissioner	  Weiner	  suggested	  that	  if	  new	  lighting	  is	  found	  to	  be	  significant	  that	  a	  
mitigation	  to	  be	  considered	  would	  be	  to	  offset	  the	  impact	  by	  lowering	  the	  brightness	  
and	  glare	  of	  the	  existing	  parking	  area	  lights.	  

	  
An	  EIR	  scoping	  meeting	  for	  the	  revised	  2017	  project	  was	  held	  at	  the	  Town	  Council	  Chambers	  on	  
April	  26,	  2017.	  	  Following	  the	  staff	  and	  applicant’s	  presentations,	  the	  following	  members	  of	  the	  
public	  made	  comments:	  
	  

1. Daniel	  Goldberg	  requested	  that	  the	  EIR	  assess	  noise	  and	  lighting	  impacts.	  
	  

2. Suzanne	  White	  was	  concerned	  about	  lighting	  impacts.	  
	  

3. Jim	  White	  wanted	  lighting	  impacts	  addressed,	  including	  light	  reflecting	  off	  the	  courts.	  
	  

4. Mark	  Healy	  was	  concerned	  about	  lights	  and	  requested	  that	  something	  with	  lights	  on	  it	  
be	  installed	  to	  give	  the	  community	  a	  week	  to	  review	  it.	  

	  
Several	  Planning	  Commissioners	  made	  comments	  following	  the	  close	  of	  the	  public	  hearings,	  
including	  the	  following	  that	  are	  relevant	  to	  the	  EIR	  scope:	  
	  

1. Commissioner	  Weller	  stated	  that	  light	  impacts	  should	  be	  mitigated	  to	  the	  level	  feasible	  
prior	  to	  the	  Town	  making	  a	  decision	  on	  the	  project.	  

	  
2. Commissioner	  Welner	  stated	  that	  the	  EIR	  should	  address	  issues	  raised	  during	  the	  

scoping	  process.	  	  The	  Commissioner	  stated	  that	  there	  are	  mitigation	  opportunities	  with	  
regard	  to	  lighting,	  particularly	  in	  reducing	  the	  levels	  of	  existing	  lighting	  in	  the	  parking	  
lots.	  He	  said	  changes	  to	  the	  existing	  lights	  should	  be	  considered	  as	  mitigation	  for	  new	  
light	  impacts.	  

	  
E.	   Distribution	  of	  the	  Draft	  EIR	  
	  
A	  public	  review	  period	  of	  at	  least	  45	  days	  is	  provided	  for	  this	  Draft	  EIR.	  	  This	  review	  period	  
begins	  on	  the	  publication	  date	  of	  the	  Notice	  of	  Completion	  of	  the	  Draft	  EIR.	  	  During	  the	  public	  
review	  period,	  the	  Town	  will	  hold	  one	  public	  hearing	  on	  the	  Draft	  EIR.	  	  In	  addition,	  public	  
agencies	  and	  interested	  individuals	  may	  submit	  comments	  in	  writing	  to	  the	  Tiburon	  Planning	  
Manager,	  Town	  of	  Tiburon,	  1505	  Tiburon	  Boulevard,	  Tiburon,	  CA	  94920.	  	  
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F.	   Certification	  of	  the	  Final	  EIR	  
	  
As	  required	  by	  CEQA	  Guidelines	  Section	  15088,	  the	  Town	  will	  evaluate	  the	  written	  and	  oral	  
comments	  received	  on	  the	  Draft	  EIR.	  	  Once	  the	  public	  review	  period	  is	  closed,	  a	  Final	  EIR	  will	  be	  
prepared.	  	  The	  Final	  EIR	  will	  incorporate	  this	  Draft	  EIR	  by	  reference,	  and	  it	  will	  contain	  all	  
comments	  on	  this	  Draft	  EIR,	  responses	  to	  those	  comments,	  and	  any	  revisions	  to	  the	  text	  of	  this	  
Draft	  EIR	  warranted	  by	  the	  comments	  received	  and	  responses	  to	  those	  comments.	  	  The	  Final	  
EIR	  will	  be	  considered	  by	  the	  Tiburon	  Planning	  Commission.	  	  When	  the	  Planning	  Commission	  
considers	  the	  EIR	  to	  be	  complete	  and	  accurate,	  it	  will	  certify	  the	  document.	  	  The	  Final	  EIR	  must	  
be	  certified	  before	  any	  action	  on	  the	  proposed	  project	  can	  occur.	  	  After	  the	  Commission	  has	  
certified	  the	  EIR,	  it	  will	  consider	  the	  merits	  of	  the	  project	  and	  determine	  whether	  to	  approve	  
the	  project,	  approve	  a	  project	  alternative,	  or	  deny	  the	  project.	  If	  it	  approves	  the	  project	  or	  a	  
project	  alternative,	  a	  Notice	  of	  Determination	  will	  be	  filed	  with	  the	  State	  Office	  of	  Planning	  and	  
Research	  and	  the	  Marin	  County	  Clerk.	  
	  
Before	  the	  project	  is	  approved,	  the	  Planning	  Commission	  would	  be	  required	  for	  each	  significant	  
impact	  of	  the	  project	  (per	  CEQA	  Guidelines	  Section	  15091)	  to	  find:	  that	  changes	  in	  the	  project	  
would	  avoid	  or	  substantially	  lessen	  the	  significant	  impact;	  that	  such	  changes	  are	  within	  the	  
responsibility	  or	  jurisdiction	  of	  a	  public	  agency	  other	  than	  the	  Town;	  or	  that	  specific	  economic,	  
legal,	  social,	  technological,	  or	  other	  considerations	  make	  the	  mitigation	  measures	  and	  
alternatives	  infeasible.	  For	  impacts	  that	  the	  Town	  determines	  cannot	  be	  mitigated	  to	  a	  less	  
than	  significant	  level,	  it	  would	  be	  necessary	  for	  the	  Council	  to	  adopt	  a	  Statement	  of	  Overriding	  
Considerations	  (per	  CEQA	  Guidelines	  Section	  15093),	  which	  describes	  how	  benefits	  of	  the	  
project	  outweigh	  those	  impacts	  before	  approving	  the	  project.	  
	  
The	  decision	  of	  the	  Planning	  Commission	  to	  certify	  the	  EIR	  can	  be	  appealed	  to	  the	  Town	  
Council,	  whose	  decision	  is	  final.	  	  
	  
2.4	   Intended	  Uses	  of	  the	  EIR	  
	  
A.	   Approvals	  Required	  From	  Lead	  Agency	  (Town	  of	  Tiburon)	  
	  
The	  proposed	  project	  would	  require	  the	  Town	  of	  Tiburon	  to	  certify	  the	  Final	  EIR,	  adopt	  Findings	  
for	  the	  project,	  and	  approve	  the	  Conditional	  Use	  Permit.	  
	  
B.	   Approvals	  Required	  From	  Other	  Agencies	  
	  
Carrying	  out	  the	  project	  and	  developing	  the	  site	  may	  require	  approvals	  from	  the	  following	  
agencies,	  in	  addition	  to	  the	  Town	  of	  Tiburon.	  These	  agencies	  could	  use	  this	  EIR	  or	  require	  
further	  environmental	  review	  to	  make	  their	  decisions	  about	  the	  project	  and	  the	  permits	  it	  has	  
the	  authority	  to	  grant	  for	  future	  site	  development.	  
	  
•	   U.S.	  Army	  Corps	  of	  Engineers	  –	  regulates	  potential	  “Waters	  of	  the	  U.S.”	  under	  Section	  404	  

of	  the	  Federal	  Clean	  Water	  Act	  (Section	  404	  permit)	  and	  navigable	  waters	  under	  Section	  10	  
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of	  the	  Rivers	  and	  Harbors	  Act.	  	  It	  is	  not	  expected	  that	  construction	  of	  project	  improvements	  
would	  include	  any	  work	  within	  wetlands.	  	  	  

	  
•	   U.S.	  Fish	  and	  Wildlife	  Service	  (USFWS)	  –	  administers	  the	  Federal	  Endangered	  Species	  Act	  

and	  the	  Marine	  Mammal	  Protection	  Act.	  	  The	  USFWS	  operates	  under	  a	  number	  of	  statutory	  
and	  administrative	  authorities.	  	  It	  has	  responsibility	  for	  protecting	  listed	  special	  status	  
species	  and	  for	  conducting	  Section	  7	  consultations	  and	  granting	  relevant	  permits	  if	  
activities	  involved	  with	  a	  project	  would	  result	  in	  the	  "take"	  of	  a	  listed	  species.	  	  The	  USFWS	  
is	  an	  advisory	  agency	  to	  the	  Army	  Corps	  of	  Engineers	  on	  Section	  404	  and	  Section	  10	  
projects.	  	  	  

	  
•	   California	  Department	  of	  Fish	  and	  Wildlife	  (CDFW)	  –	  has	  authority	  to	  oversee	  work	  done	  in	  

streams	  pursuant	  to	  California	  Fish	  and	  Game	  Code	  Sections	  1601	  and	  1603.	  	  Project	  
modification	  of	  permanent	  and	  seasonal	  drainages	  would	  require	  approval	  of	  a	  Streambed	  
Alteration	  Agreement.	  	  Any	  waterway	  subject	  to	  CDFW	  jurisdiction	  is	  subject	  to	  Corps	  
regulations.	  	  A	  Streambed	  Alteration	  Agreement	  would	  be	  a	  prerequisite	  for	  obtaining	  any	  
Corps	  permit.	  The	  CDFW	  is	  also	  responsible	  for	  the	  protection	  of	  plant	  and	  wildlife	  
populations	  and	  for	  overseeing	  the	  California	  Endangered	  Species	  Act.	  The	  CDFW	  would	  
require	  approval	  of	  a	  Mitigation	  Agreement	  and	  Mitigation	  Plan	  for	  plants	  listed	  as	  rare	  
under	  the	  Native	  Plant	  Protection	  Act.	  

	  
•	   San	  Francisco	  Bay	  Regional	  Water	  Quality	  Control	  Board	  (RWQCB)	  –	  has	  jurisdiction	  over	  

discharges	  affecting	  water	  quality.	  	  The	  RWQCB	  regulates	  discharges	  to	  land	  and/or	  
waterways	  through	  the	  adoption	  of	  Waste	  Discharge	  Requirements	  (WDR)	  and	  National	  
Pollution	  Discharge	  Elimination	  System	  (NPDES)	  permits.	  The	  RWQCB	  would	  issue	  WDR	  for	  
this	  project.	  	  The	  WDR	  would	  cover	  ongoing	  inspection,	  monitoring	  and	  reporting	  for	  the	  
community	  wastewater	  system	  and	  for	  any	  On-‐site	  Wastewater	  Management	  District	  Zone	  
inspections,	  monitoring,	  and	  reporting.	  Projects	  must	  comply	  with	  General	  Construction	  
Activity	  Stormwater	  Permit	  requirements.	  	  The	  RWQCB	  may	  use	  the	  EIR	  to	  determine	  
project	  consistency	  with	  the	  General	  Construction	  Permit	  requirements.	  	  The	  RWQCB	  
issues	  the	  State	  certification	  for	  any	  required	  Corps	  permit.	  The	  RWQCB	  also	  has	  regulatory	  
authority	  in	  connection	  with	  the	  CDFW's	  Streambed	  Alteration	  Agreement	  to	  grant	  Water	  
Quality	  Certification	  (or	  Waiver)	  to	  cover	  any	  in-‐channel	  construction	  associated	  with	  
landslide	  and	  channel	  stabilization.	  

	  
•	   Bay	  Area	  Air	  Quality	  Management	  District	  (BAAQMD)	  –	  has	  jurisdiction	  over	  regional	  air	  

quality	  issues	  pursuant	  to	  Section	  401	  of	  the	  federal	  Clean	  Air	  Act	  and	  could	  require	  
Authority	  to	  Construct	  and	  Permission	  to	  Operate	  permits.	  	  BAAQMD	  will	  review	  the	  EIR	  to	  
ensure	  that	  the	  project	  is	  consistent	  with	  its	  regulations.	  

	  
• Native	  American	  Heritage	  Commission	  –	  is	  mandated	  to	  preserve	  and	  protect	  places	  of	  
special	  religious	  or	  cultural	  significance	  pursuant	  to	  Section	  5097	  et	  seq.	  of	  the	  Public	  
Resources	  Code.	  
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• California	  State	  Historic	  Preservation	  Officer	  -‐	  consultation	  with	  the	  California	  State	  
Historic	  Preservation	  Officer	  (SHPO)	  is	  required	  pursuant	  to	  Section	  106	  of	  the	  National	  
Historic	  Preservation	  Act	  for	  potential	  impacts	  to	  cultural	  resources	  (archaeological	  and	  
historical).	  

	  
C.	   Other	  Agencies	  
	  
In	  addition	  to	  the	  agencies	  listed	  above,	  the	  Draft	  EIR	  will	  be	  sent	  to	  local	  agencies	  that	  provide	  
services	  in	  the	  area	  or	  that	  could	  be	  affected	  by	  the	  project.	  	  These	  include:	  
	  
• Marin	  Municipal	  Water	  District	  –	  provides	  water	  to	  the	  project	  site.	  

	  
• Sanitary	  District	  No.	  5	  –	  provides	  wastewater	  collection,	  treatment	  and	  disposal	  services	  
for	  that	  district.	  	  	  

	  
• Tiburon	  Fire	  Protection	  District	  –	  provides	  fire	  and	  emergency	  response	  for	  that	  district.	  

	  
2.5	   EIR	  Organization	  
	  
The	  Draft	  EIR	  is	  organized	  as	  follows:	  
	  

• Chapter	  1.0	  –	  Summary	  identifies	  areas	  of	  controversy,	  highlights	  the	  important	  effects	  
of	  implementing	  the	  project,	  and	  identifies	  the	  measures	  available	  to	  mitigate	  
significant	  adverse	  impacts.	  	  

	  
• Chapter	  2.0	  -‐	  Introduction	  provides	  background	  on	  the	  CEQA	  requirements	  and	  review	  

process.	  
	  

• Chapter	  3.0	  –	  Project	  Description	  describes	  the	  proposed	  project.	  
	  

• Chapter	  4.0	  –	  Environmental	  Impact	  Analysis	  describes	  existing	  environmental	  
conditions	  in	  the	  area	  affected	  by	  the	  proposed	  project,	  identifies	  probable	  direct	  and	  
indirect	  impacts	  from	  implementing	  the	  project,	  and	  describes	  mitigation	  measures	  
required	  to	  substantially	  reduce	  or	  eliminate	  potentially	  significant	  adverse	  impacts.	  

	  
• Chapter	  5.0	  –	  Other	  Required	  CEQA	  Sections	  discusses	  growth-‐inducing	  impacts,	  

cumulative	  impacts,	  irreversible	  environmental	  changes,	  and	  project	  alternatives.	  	  It	  
assesses	  the	  difference	  in	  outcome	  between	  the	  project	  and	  five	  alternatives.	  	  This	  
chapter	  also	  identifies	  an	  environmentally	  superior	  alternative	  among	  the	  alternatives.	  	  

	  
• Chapter	  6.0	  –	  Report	  Preparation	  includes	  the	  report	  preparers,	  the	  people	  and	  

organizations	  consulted,	  and	  the	  bibliography.	  	  
	  

• Chapter	  7.0	  –	  Appendix	  includes	  technical	  background	  material	  supporting	  the	  Draft	  
EIR	  text.	  
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3.0	   PROJECT	  DESCRIPTION	  
	  
3.1	   Project	  Location	  and	  Setting	  
	  
The	  proposed	  project	  is	  located	  on	  the	  southern	  portion	  of	  the	  Tiburon	  Peninsula	  Club’s	  (TPC)	  
property	  at	  1600	  Mar	  West	  Street	  in	  the	  Town	  of	  Tiburon	  (see	  Figures	  3.1-‐2	  and	  3.1-‐3).	  The	  TPC	  
is	  located	  near	  the	  south	  end	  of	  a	  small	  valley	  that	  extends	  southwest	  from	  the	  Tiburon	  Ridge.	  
The	  Old	  St.	  Hilary’s	  Open	  Space	  Preserve	  lies	  to	  the	  northwest,	  and	  Railroad	  Marsh	  borders	  the	  
south	  side	  of	  the	  southern	  tennis	  courts.	  The	  slopes	  of	  this	  valley	  are	  relatively	  heavily	  
developed	  with	  residential	  units,	  many	  of	  which	  have	  views	  down	  onto	  the	  project	  site.	  The	  
east-‐facing	  hillside	  has	  some	  single-‐family	  residences	  and	  several	  large	  multi-‐family	  complexes,	  
while	  the	  west-‐facing	  slope	  has	  mainly	  single-‐family	  units.	  	  
	  
The	  tennis	  club	  was	  originally	  established	  in	  1950	  (as	  the	  Southern	  Marin	  Recreation	  Center)	  
and	  originally	  served	  approximately	  150	  families.	  The	  name	  of	  the	  Club	  was	  changed	  to	  the	  
Tiburon	  Peninsula	  Club	  in	  1961.	  	  The	  Club’s	  facilities	  have	  been	  renovated	  and	  numerous	  times	  
over	  the	  intervening	  years	  (including	  the	  addition	  of	  six	  tennis	  courts	  south	  of	  Mar	  West	  
Street),	  and	  currently	  serve	  700	  families	  and	  175	  senior	  memberships.	  Most	  of	  the	  Club’s	  
recreational	  facilities	  are	  located	  north	  of	  Mar	  West	  Street	  and	  include	  lit	  tennis	  courts,	  
swimming	  pools,	  a	  fitness	  building,	  sports	  court,	  locker	  rooms,	  a	  clubhouse,	  and	  other	  facilities.	  
Six	  unlighted	  tennis	  courts	  and	  most	  of	  the	  Club’s	  parking	  are	  located	  on	  the	  southern	  portion	  
of	  the	  site	  (the	  Judge	  Field	  portion	  of	  the	  property).	  The	  parking	  area	  is	  surfaced	  with	  gravel	  
and	  is	  lit	  by	  four	  light	  standards	  with	  double	  lights	  on	  each	  standard.	  
	  
Railroad	  Marsh	  is	  immediately	  south	  of	  the	  six	  unlit	  courts.	  	  It	  is	  largely	  located	  on	  land	  
dedicated	  to	  the	  Town	  by	  the	  TPC	  and	  the	  developer	  of	  Point	  Tiburon	  (the	  former	  railroad	  yard)	  
in	  the	  1980s.	  The	  marsh	  was	  historically	  part	  of	  the	  Belvedere	  Lagoon	  and	  supported	  saltmarsh	  
and	  tidal	  mudflat	  habitat.	  In	  the	  1880s,	  the	  site	  was	  cut	  off	  from	  tidal	  action	  by	  construction	  of	  
the	  Northwestern	  Pacific	  Railroad	  yard.	  Railroad	  Marsh	  currently	  serves	  as	  a	  holding	  basin	  for	  
runoff	  from	  the	  Downtown	  watershed	  that	  includes	  the	  TPC	  property,	  much	  of	  Old	  St.	  Hilary’s	  
Open	  Space	  Preserve,	  and	  the	  residentially-‐developed	  areas	  throughout	  the	  watershed.	  
Railroad	  Marsh	  also	  provides	  wildlife	  habitat	  and	  a	  visual	  amenity.	  
	  
3.2	   Proposed	  Project	  Description	  
	  
The	  TPC	  seeks	  Town	  approval	  of	  a	  Conditional	  Use	  Permit	  to	  construct	  a	  Junior	  Tennis	  Center	  
that	  would	  be	  used	  to	  expand	  its	  current	  junior	  clinic	  program	  and	  provide	  tennis	  lessons	  for	  
members	  and	  non-‐members.	  	  
	  
Proposed	  Improvements	  
	  
The	  main	  improvements	  are	  listed	  below,	  and	  shown	  on	  Figure	  3.1-‐3.	  	  
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1. A	  one-‐story	  structure	  will	  be	  constructed	  adjacent	  to	  the	  north	  side	  of	  the	  existing	  
lower	  tennis	  courts	  that	  will	  include	  two	  bathrooms	  (a	  total	  of	  550	  square	  feet)	  and	  300	  
square	  feet	  of	  storage	  for	  TPC-‐owned	  tennis	  related	  equipment.	  

	  
2. North	  of	  this	  structure	  will	  be	  a	  landscaped	  entry	  to	  a	  792-‐square	  foot	  covered	  

entrance	  (with	  a	  translucent	  roof)	  to	  the	  facility.	  The	  entryway	  will	  include	  folding	  gates	  
and	  a	  card	  reader.	  	  

	  
3. Adjacent	  to	  and	  east	  of	  the	  proposed	  entry	  area	  will	  be	  a	  1,340-‐square	  foot	  screened	  

outdoor	  area	  open	  to	  the	  sky	  and	  screened	  from	  public	  view	  by	  a	  wall	  and	  doors.	  	  It	  will	  
be	  coordinated	  with	  the	  tennis	  facility	  program	  to	  accommodate	  the	  temporary	  
maintenance	  and	  storage	  structures	  on	  the	  site	  (five	  Tuff	  Sheds,	  four	  dumpsters,	  and	  
eight	  trash	  bins).	  This	  facility	  will	  be	  screened	  but	  not	  covered.	  	  

	  
This	  project	  description	  has	  been	  revised	  from	  that	  contained	  in	  the	  original	  2016	  Initial	  Study.	  
The	  revisions	  were	  at	  the	  request	  of	  the	  applicant.	  The	  revised	  project	  is	  a	  pared-‐down	  version	  
of	  the	  originally	  proposed	  project.	  In	  addition	  to	  the	  elements	  described	  above,	  the	  original	  
project	  proposal	  also	  called	  for	  construction	  of	  a	  viewing	  patio	  above	  the	  storage	  area,	  two	  new	  
tennis	  courts	  with	  associated	  lighting,	  additional	  paved	  parking	  areas,	  and	  two	  bioswales	  in	  
different	  locations	  from	  the	  one	  currently	  proposed.	  	  
	  
Environmental	  Mitigations	  Incorporated	  into	  the	  Proposed	  Project	  
	  
The	  applicant	  has	  eliminated	  or	  reduced	  several	  potential	  project	  impacts	  by	  including	  several	  
self-‐mitigating	  design	  components	  and	  approaches	  in	  the	  project	  application.	  These	  include	  the	  
following:	  
	  
1. Reducing	  visual	  impacts	  by	  limiting	  outdoor	  tennis	  court	  lighting	  to	  no	  later	  than	  7:30	  PM	  

and	  installing	  types	  of	  lights	  that	  eliminate	  views	  of	  direct	  light	  illumination	  from	  off	  the	  
site.	  The	  lighting	  will	  be	  LED	  lights	  with	  individual	  on-‐off	  switching	  and	  motion	  sensors.	  The	  
lights	  would	  be	  switched	  off	  when	  a	  court	  is	  not	  in	  use.	  All	  lighting	  would	  have	  concealed	  
sources	  that	  are	  mounted	  below	  the	  height	  of	  floor	  elevations	  of	  adjacent	  residences	  on	  
Mar	  West	  Street	  and	  residences	  at	  higher	  elevations	  to	  the	  north.	  To	  further	  reduce	  
lighting	  effects,	  1)	  luminaires	  (i.e.,	  the	  complete	  light	  units)	  would	  be	  installed	  parallel	  to	  
the	  court	  surface,	  not	  include	  adjustable	  knuckle	  mounts,	  and	  not	  permit	  future	  
adjustment;	  2)	  the	  LED	  lighting	  would	  be	  limited	  to	  4000K	  (“natural	  white”	  color);	  and	  3)	  
the	  average	  paint	  reflectance	  of	  the	  tennis	  court	  playing	  and	  out-‐of-‐bounds	  surfaces	  would	  
be	  10%	  or	  less.	  	  

	  
2. Reducing	  biological	  impacts	  by	  maintaining	  construction	  setbacks	  of	  at	  least	  100	  feet	  from	  

the	  pond	  edge,	  25	  feet	  from	  the	  wetland	  edge,	  and	  5	  feet	  from	  the	  dripline	  of	  native	  trees.	  
	  
3. Reducing	  impacts	  to	  water	  quality	  by	  installing	  a	  500-‐square	  foot	  bioswale	  to	  naturally	  filter	  

site	  roof	  runoff	  prior	  to	  its	  discharge	  to	  Railroad	  Marsh.	  The	  bioswale	  would	  be	  constructed	  
on	  the	  north	  side	  of	  the	  existing	  courts,	  adjacent	  to	  the	  west	  side	  of	  the	  proposed	  
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bathrooms	  and	  locker	  structure.	  It	  would	  collect	  runoff	  from	  the	  roof	  of	  the	  covered	  
entryway	  and	  adjacent	  bathrooms	  and	  storage	  locker.	  A	  4-‐inch	  outlet	  pipe	  will	  collect	  
biofiltered	  water	  from	  below	  the	  filtration	  level	  of	  the	  bioswale	  and	  transport	  it	  to	  a	  
discharge	  point	  in	  the	  existing	  concrete-‐lined	  drainage	  swale	  leading	  to	  the	  marsh.	  No	  
ground	  surface	  runoff	  will	  be	  collected.	  The	  depth	  of	  the	  4-‐inch	  drainage	  line	  is	  between	  
1.5	  and	  2	  feet.	  	  The	  bioswale	  would	  comply	  with	  the	  Marin	  County	  Stormwater	  Pollution	  
Prevention	  Program	  (MCSTOPPP).	  	  MCSTOPPP	  requires	  a	  minimum	  of	  an	  18-‐inch	  infiltration	  
zone	  plus	  a	  slope	  to	  allow	  runoff	  to	  enter	  the	  treatment	  area.	  The	  treated	  water	  would	  
need	  to	  be	  removed	  via	  a	  perforated	  pipe	  to	  the	  discharge	  point.	  	  

	  
Usage	  
	  
TPC	  currently	  has	  700	  Family	  memberships	  and	  175	  Senior	  memberships.	  TPC	  currently	  has	  
programs	  teaching	  the	  game	  of	  tennis	  to	  young	  beginners	  through	  advanced	  tournament	  play.	  
The	  project	  would	  allow	  an	  expansion	  of	  the	  current	  junior	  clinic	  program	  and	  group	  lessons	  for	  
both	  TPC	  members	  and	  non-‐members.	  The	  applicant	  estimates	  that	  the	  proposed	  project	  
would	  increase	  usage	  of	  the	  lower	  courts	  by	  20	  more	  students	  per	  day	  between	  September	  and	  
mid-‐April,	  or	  6	  more	  students	  at	  any	  given	  time.	  The	  applicant	  expects	  that	  the	  traffic	  increase	  
would	  be	  minimal	  as	  some	  students	  can	  access	  the	  site	  by	  walking	  or	  bicycling.	  There	  would	  be	  
no	  increase	  of	  court	  usage	  during	  the	  months	  when	  natural	  sunlight	  is	  adequate	  to	  light	  the	  
courts.	  
	  
Project	  Objectives	  
	  
The	  applicant’s	  objective	  is	  to	  develop	  a	  facility	  that	  can	  provide	  a	  complete	  tennis	  learning	  
experience	  for	  the	  children	  of	  the	  Tiburon	  Peninsula.	  It	  is	  intended	  to	  teach	  the	  game	  of	  tennis	  
to	  young	  players	  from	  an	  introduction	  to	  the	  game	  through	  top-‐level	  tournament	  competition.	  
It	  is	  also	  intended	  to	  foster	  the	  wholesome	  interaction	  and	  friendships	  that	  grow	  from	  shared	  
athletic	  experience	  under	  young	  adult	  mentors	  and	  role	  models.	  The	  applicant	  believes	  that	  the	  
project	  would	  allow	  TPC	  to	  expand	  its	  role	  as	  an	  asset	  to	  the	  community	  both	  for	  TPC	  members	  
and	  non-‐members.	  
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4.0	   ENVIRONMENTAL	  IMPACT	  ANALYSIS	  CHAPTER	  
	  
1.	   Introduction	  
	  
This	  chapter	  of	  the	  EIR	  addresses	  the	  interaction	  of	  the	  proposed	  project	  with	  its	  physical	  
environment.	  	  Each	  area	  or	  topic	  of	  environmental	  concern	  is	  discussed	  using	  the	  format	  
described	  below.	  
	  
A.	   Setting	  
	  
This	  section	  includes	  a	  description	  of	  the	  existing	  physical	  and	  environmental	  conditions	  as	  
regards	  the	  particular	  environmental	  factor	  under	  consideration	  as	  well	  as	  the	  regulatory	  
framework	  (per	  CEQA	  Guidelines	  Section	  15125).	  	  	  
	  
B.	   Potential	  Impacts	  	  
	  
This	  section	  begins	  with	  a	  list	  of	  the	  criteria	  that	  are	  used	  to	  determine	  impact	  significance.	  	  The	  
criteria	  are	  based	  on	  the	  list	  of	  impacts	  typically	  considered	  significant	  as	  listed	  in	  the	  CEQA	  
Guidelines	  Environmental	  Checklist	  and	  the	  Town	  of	  Tiburon’s	  Environmental	  Impact	  Review	  
Guidelines.	  	  	  
	  
This	  section	  includes	  a	  description	  of	  any	  environmental	  constraints	  that	  could	  affect	  project	  
implementation,	  and	  an	  analysis	  of	  all	  potentially	  significant	  direct	  and	  indirect	  impacts	  from	  
project	  construction	  and	  operations	  that	  would	  or	  could	  occur	  if	  the	  proposed	  project	  is	  
approved	  (per	  CEQA	  Guidelines	  Section	  15126.2a	  and	  b).	  	  Mitigation	  measures	  are	  provided	  for	  
all	  potentially	  significant	  impacts.	  	  
	  
The	  section	  also	  discusses	  cumulative	  impacts	  resulting	  from	  project	  construction	  and	  
operation	  in	  combination	  with	  other	  approved	  but	  not	  constructed	  and	  proposed	  projects.	  	  If	  it	  
is	  determined	  that	  a	  cumulative	  impact	  is	  or	  may	  be	  significant,	  then	  an	  analysis	  is	  done	  to	  
determine	  if	  the	  project’s	  contribution	  to	  that	  impact	  is	  cumulatively	  considerable.	  	  If	  the	  
contribution	  is	  deemed	  cumulatively	  considerable,	  then	  mitigation	  measures	  are	  provided.	  
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4.I	   VISUAL	  RESOURCES	  
	  

A.	   Setting	  
	  
1.	   Existing	  Views	  
	  
The	  project	  site	  is	  located	  adjacent	  to	  the	  six	  southern	  tennis	  courts	  of	  the	  TPC	  (i.e.,	  the	  TPC	  
courts	  located	  south	  of	  Mar	  West	  Street).	  The	  proposed	  construction	  would	  primarily	  be	  
located	  immediately	  north	  of	  those	  courts	  in	  an	  area	  currently	  occupied	  by	  storage	  facilities	  
and	  parking.	  
	  
The	  site	  is	  located	  toward	  the	  southeastern	  edge	  of	  a	  small	  valley	  that	  trends	  south	  from	  
Tiburon	  Ridge	  toward	  Richardson	  Bay.	  The	  valley’s	  hillsides	  are	  primarily	  developed	  with	  multi-‐
family	  complexes	  to	  the	  west	  and	  northwest	  and	  mainly	  multi-‐family	  homes	  to	  the	  north	  and	  
west	  and	  with	  primarily	  single-‐family	  residences	  to	  the	  east.	  The	  Old	  St.	  Hilary’s	  Open	  Space	  
Preserve	  occupies	  the	  hillside	  to	  the	  north.	  Railroad	  Marsh,	  which	  is	  largely	  surrounded	  by	  
willows	  and	  other	  vegetation,	  is	  located	  along	  the	  mouth	  of	  the	  valley	  to	  the	  south.	  	  
Immediately	  south	  of	  the	  marsh	  are	  condominiums.	  	  	  
	  
The	  southern	  end	  of	  the	  valley	  is	  largely	  occupied	  by	  the	  Tiburon	  Peninsula	  Club	  (TPC)	  facilities.	  
Mar	  West	  Street	  runs	  through	  the	  center	  of	  the	  TPC	  property.	  Currently	  a	  swim	  center	  with	  
three	  pools,	  a	  tennis	  facility	  with	  six	  tennis	  courts,	  and	  other	  facilities	  are	  located	  north	  of	  Mar	  
West	  Street.	  South	  of	  Mar	  West	  Street	  there	  are	  six	  additional	  tennis	  courts,	  the	  parking	  lot,	  
and	  overflow	  parking	  areas.	  	  
	  
From	  the	  elevated	  vantage	  points	  on	  the	  surrounding	  hillsides,	  current	  views	  of	  the	  project	  
vicinity	  encompass	  existing	  TPC	  infrastructure,	  including	  blue-‐and-‐green	  painted	  tennis	  courts;	  
swimming	  facilities;	  a	  parking	  lot	  with	  associated	  parked	  vehicles;	  and	  scattered	  landscaping.	  	  
	  
A	  dense	  band	  of	  trees	  along	  the	  north	  edge	  of	  Railroad	  Marsh	  shields	  the	  project	  site	  from	  the	  
Point	  Tiburon	  Marsh	  Condominiums	  that	  are	  located	  just	  south	  of	  the	  open	  water	  of	  the	  marsh.	  	  
This	  band	  of	  vegetation	  also	  shields	  views	  from	  Tiburon	  Boulevard	  and	  buildings	  along	  that	  
street,	  including	  the	  Belvedere-‐Tiburon	  Public	  Library,	  the	  Tiburon	  Town	  Hall,	  and	  other	  
commercial	  buildings.	  During	  the	  winter	  when	  deciduous	  trees	  bordering	  the	  marsh	  lose	  their	  
leaves,	  the	  vegetation	  may	  provide	  less	  shielding	  from	  some	  vantage	  points	  south	  of	  the	  marsh.	  
However,	  site	  surveys	  in	  mid-‐February,	  2018	  found	  that	  it	  was	  not	  possible	  to	  see	  the	  Point	  
Tiburon	  Marsh	  Condominiums	  from	  the	  proposed	  project	  site	  (which	  is	  not	  to	  say	  that	  
residents	  of	  those	  condominiums,	  especially	  second	  floor	  units,	  may	  have	  a	  view	  of	  some	  
portion	  of	  the	  tennis	  courts	  through	  the	  intervening	  vegetation).	  	  
	  
2.	   Public	  View	  Points	  
	  
Views	  from	  public	  vantage	  points	  are	  largely	  limited	  to	  views	  from	  Mar	  West	  Street	  and	  from	  
trails	  and	  hillsides	  on	  Old	  St.	  Hilary’s	  Open	  Space	  Preserve.	  	  The	  EIR	  preparers	  drove	  the	  public	  
streets	  that	  provide	  access	  to	  residences	  located	  at	  upper	  elevations	  in	  the	  viewshed	  valley	  
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and,	  except	  for	  the	  westernmost	  section	  of	  Vistazo	  West	  Street	  (just	  before	  its	  terminus	  at	  the	  
gate	  to	  Old	  St.	  Hilary’s	  Open	  Space	  Preserve),	  were	  unable	  to	  find	  sections	  of	  road	  with	  a	  view	  
down	  onto	  the	  site.	  	  Views	  were	  blocked	  by	  fences,	  buildings,	  and	  street-‐side	  landscaping.	  
However,	  it	  is	  possible	  that	  there	  are	  other	  isolated	  locations	  where	  a	  view	  of	  the	  site	  may	  be	  
possible	  between	  the	  residences	  located	  along	  the	  street.	  
	  
The	  existing	  tennis	  courts	  are	  visible	  from	  the	  western	  leg	  of	  Mar	  West	  Street.	  	  As	  one	  travels	  
north	  from	  Tiburon	  Boulevard	  beyond	  the	  western	  end	  of	  Railroad	  Marsh	  and	  passes	  the	  TPC	  
parking	  lot,	  one	  can	  look	  across	  the	  parking	  lot	  and	  see	  the	  fencing	  around	  the	  existing	  tennis	  
courts	  in	  the	  background.	  	  Behind	  the	  tennis	  courts	  one	  can	  see	  residences	  and	  landscaping	  on	  
the	  hillside	  above	  (east	  of	  Mar	  West	  Street).	  	  Due	  to	  roadside	  vegetation,	  the	  tennis	  courts	  are	  
not	  visible	  from	  the	  eastern	  leg	  of	  Mar	  West	  Street	  except	  through	  roadside	  vegetation	  for	  one	  
section	  that	  is	  less	  than	  100	  feet	  long.	  
	  
The	  project	  site	  is	  visible	  from	  various	  vantage	  points	  on	  Old	  St.	  Hilary’s	  Open	  Space	  Preserve	  
including	  the	  Vistazo	  West	  Fire	  Road,	  the	  Heathcliff	  Fire	  Road,	  and	  a	  number	  of	  unofficial	  trails	  
across	  the	  southwest-‐facing	  hillsides.	  	  The	  site	  is	  not	  visible	  from	  Old	  St.	  Hilary’s	  Church.	  	  Views	  
from	  these	  various	  vantage	  points	  on	  the	  Preserve	  are	  of	  the	  TPC	  facilities,	  including	  the	  project	  
site,	  with	  Railroad	  Marsh	  behind	  the	  project	  site	  and	  urban	  development	  along	  Tiburon	  
Boulevard	  further	  south;	  Richardson	  Bay,	  San	  Francisco,	  and	  other	  distant	  landmarks	  in	  the	  
background.	  	  
	  
3.	   Private	  View	  Points	  
	  
The	  project	  site	  is	  in	  view	  of	  over	  a	  dozen	  multi-‐family	  residential	  complexes	  (containing	  an	  
unknown	  number	  of	  units)	  on	  the	  east-‐facing	  hillside,	  30+	  single-‐family	  residences	  at	  higher	  
elevations	  on	  the	  east-‐facing	  hillside,	  and	  30+	  single-‐family	  residences	  on	  the	  west-‐facing	  
hillside.1	  	  Views	  from	  these	  private	  residential	  units	  will	  vary	  depending	  on	  the	  orientation	  of	  
the	  vantage	  point,	  intervening	  vegetation	  and	  structures,	  and	  distance	  from	  the	  project	  site.	  	  
However,	  in	  general,	  where	  views	  of	  the	  site	  are	  possible,	  they	  would	  be	  similar	  to	  those	  
described	  above.	  	  Namely,	  views	  down	  the	  undeveloped	  part	  of	  the	  valley	  to	  the	  tennis	  courts	  
and	  other	  recreational	  facilities	  on	  TPC	  north	  of	  Mar	  West	  Street;	  the	  TPC	  parking	  lot	  and	  six	  
existing	  tennis	  courts	  south	  of	  Mar	  West	  Street;	  the	  band	  of	  trees	  and	  other	  vegetation	  on	  the	  
east	  side	  of	  the	  project	  site	  and	  between	  the	  project	  site	  and	  the	  open	  water	  of	  Railroad	  
Marsh;	  urban	  development	  south	  of	  the	  marsh;	  and	  distant	  views	  of	  the	  Richardson	  Bay,	  
bridges,	  and	  San	  Francisco	  in	  the	  background.	  The	  green	  and	  blue	  tennis	  courts	  are	  quite	  visible	  
and	  stand	  out	  from	  the	  surrounding	  vegetation	  to	  the	  north	  of	  Mar	  West	  Street,	  and	  the	  
vegetation	  and	  the	  gravel	  parking	  lot	  south	  of	  the	  street.	  
	  
	  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
1	  Estimates	  of	  the	  number	  of	  units	  that	  actually	  have	  a	  view	  of	  the	  project	  site	  are	  very	  approximate	  as	  
the	   site	   cannot	  be	   seen	   from	  streets	   that	  access	   these	   residences,	  and	   the	  EIR	  preparers	  did	  not	  have	  
access	  to	  private	  property.	  
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4.	   Lighting	  
	  
Existing	  lighting	  in	  the	  area	  includes	  four	  street	  lights	  along	  Mar	  West	  Street	  in	  the	  project	  area,	  
six	  elevated	  lights	  in	  the	  TPC	  parking	  lot,	  residential	  lighting	  on	  the	  hills	  above	  the	  project	  site,	  
and	  residential	  and	  commercial	  lighting	  to	  the	  south.	  Figures	  4.1-‐4b,	  4.1-‐5b,	  and	  4.1-‐6b	  show	  
existing	  lighting	  from	  three	  viewing	  locations	  in	  the	  viewshed.	  
	  
B.	   Regulatory	  Framework	  
	  
Tiburon	  2020	  General	  Plan	  
	  
Pertinent	  policies	  related	  to	  the	  protection	  of	  visual	  resources	  of	  the	  Tiburon	  2020	  General	  Plan	  
include	  the	  following.	  
	  
Goal	  OSC-‐B:	  To	  provide	  and	  permanently	  preserve	  as	  much	  open	  space	  as	  possible	  to	  protect	  
shorelines,	  open	  water,	  wetlands,	  significant	  ridgelines,	  streams,	  drainageways,	  riparian	  
corridors,	  steep	  slopes,	  rock	  outcroppings,	  special	  status	  species	  and	  their	  habitat,	  woodlands,	  
and	  areas	  of	  visual	  importance,	  such	  as	  views	  of	  and	  views	  from	  open	  space.	  	  
	  
Goal	  OSC-‐C:	  To	  permanently	  protect	  to	  the	  maximum	  extent	  feasible,	  the	  unique	  open	  space	  
character	  of	  the	  Town	  which	  is	  attributable	  to	  its	  large	  amounts	  of	  undeveloped	  land	  and	  open	  
water.	  	  
	  
Policy	  OSC-‐28:	  Principal	  vistas,	  viewpoints,	  and	  view	  corridors	  on	  land	  subject	  to	  development	  
shall	  be	  identified	  and	  preserved	  to	  the	  maximum	  extent	  feasible.	  
	  
Policy	  OSC-‐30:	  	  Development	  shall	  be	  encouraged	  in	  areas	  where	  it	  least	  interferes	  with	  views	  
of	  and	  from	  open	  space	  to	  the	  maximum	  extent	  feasible.	  
	  
Policy	  OSC-‐31:	  	  The	  preservation	  of	  visual	  qualities,	  views,	  and	  the	  view	  potential	  of	  the	  natural	  
and	  built	  environment	  shall	  be	  a	  major	  consideration	  of	  the	  Town	  in	  any	  development	  project	  
review.	  
	  
Policy	  LU-‐16:	  	  Outside	  lighting	  shall	  be	  allowed	  for	  safety	  purposes.	  	  The	  Town	  shall	  limit	  
excessive	  light	  spillage	  and	  glare	  resulting	  from	  site	  lighting.	  
	  
Tiburon	  Municipal	  Code	  
	  
The	  following	  sections	  of	  the	  Tiburon	  Municipal	  Code	  are	  pertinent	  to	  this	  project.	  
	  
Section	  16-‐30.070	  -‐	  Lighting.	  General	  lighting	  design	  and	  development	  shall	  comply	  with	  the	  
following	  standards:	  
A.	  Exterior	  lighting	  shall	  not	  invade	  the	  privacy	  of	  other	  properties,	  or	  produce	  glare	  or	  light	  
pollution;	  yet	  shall	  provide	  adequate	  illumination	  for	  safety	  and	  security	  purposes.	  	  
B.	  All	  proposed	  exterior	  lighting	  shall	  be	  shielded	  downlighting.	  	  
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C.	  All	  skylights	  shall	  be	  bronzed	  or	  tinted	  and	  shall	  not	  utilize	  frosted	  glass,	  and	  no	  lights	  shall	  be	  
placed	  in	  or	  directed	  up	  into	  the	  wells.	  	  
D.	  Baffles,	  shields	  or	  other	  structural	  elements	  may	  be	  required	  to	  limit	  light	  pollution	  from	  
exterior	  lights	  and	  skylights.	  	  
	  

C.	   Potential	  Impacts	  and	  Mitigations	  
	  
1.	   Criteria	  Used	  to	  Determine	  Impact	  Significance	  
	  
The	  impact	  analysis	  section	  considers	  the	  project’s	  potential	  to	  result	  in	  significant	  impacts	  
based	  on	  standards	  of	  significance	  derived	  from	  CEQA	  Guidelines	  Appendix	  G.	  As	  such,	  the	  
project	  would	  have	  a	  significant	  impact	  if	  it	  meets	  any	  of	  the	  following	  criteria.	  
	  

1. Has	  a	  substantial	  adverse	  effect	  on	  a	  scenic	  vista.2	  	  
	  

2. Substantially	  damages	  scenic	  resources	  along	  a	  State	  scenic	  highway.	  	  	  
	  

3. Substantially	  degrades	  the	  existing	  visual	  character	  or	  quality	  of	  the	  site	  and	  its	  
surroundings.	  	  

	  
4. Creates	  a	  new	  source	  of	  substantial	  light	  or	  glare	  which	  would	  adversely	  affect	  day	  or	  

nighttime	  views	  in	  the	  area.	  	  
	  
Due	  to	  the	  location	  and	  characteristics	  of	  the	  project,	  certain	  conditions	  are	  not	  associated	  with	  
the	  project,	  and,	  therefore,	  are	  not	  considered	  potential	  impacts.	  	  These	  conditions	  are	  
addressed	  briefly	  below	  and	  are	  not	  discussed	  further	  in	  this	  document.	  
	  
Effects	  on	  Scenic	  Highways	  
	  
As	  the	  proposed	  project	  is	  not	  in	  the	  vicinity	  of	  a	  designated	  State	  scenic	  highway,	  CEQA	  
Checklist	  Criterion	  2	  (above)	  is	  not	  further	  analyzed	  in	  this	  EIR.	  	  
	  
2.	   Impact	  Analysis	  
	  
Impact	  4.1-‐A	  	   The	  project	  would	  not	  have	  a	  substantial	  adverse	  effect	  on	  a	  scenic	  vista.	  	  

The	  impact	  would	  be	  less	  than	  significant.	  
	  
Given	  the	  developed	  state	  of	  the	  site,	  which	  includes	  the	  six	  existing	  tennis	  courts	  and	  is	  
bordered	  on	  three	  sides	  by	  a	  parking	  lot,	  a	  public	  street,	  and	  active	  recreational	  and	  residential	  
uses,	  it	  is	  questionable	  whether	  the	  site	  constitutes	  a	  valued	  landscape.	  	  However,	  distant,	  
higher	  elevation	  vantage	  points	  do	  provide	  an	  elevated	  view	  of	  the	  undeveloped	  Railroad	  
Marsh	  to	  the	  south	  of	  the	  tennis	  courts.	  	  The	  vegetation	  and	  open	  water	  of	  the	  marsh	  are	  a	  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
2	  A	  “scenic	  vista”	  is	  typically	  defined	  for	  CEQA	  purposes	  as	  a	  vantage	  point	  that	  provides	  expansive	  views	  
of	  a	  highly	  valued	  landscape	  for	  the	  benefit	  of	  the	  general	  public.	  



	  

Tiburon	  Peninsula	  Club	  –	  Junior	  Tennis	  Club	  Project	  Draft	  EIR	   Page	  28	  
Leonard	  Charles	  and	  Associates	   	   	  
	   	   Page	  28	  	  

visual	  island	  amidst	  urban	  development	  and	  the	  existing	  facilities	  and	  parking	  lot	  on	  the	  TPC	  
property.	  
	  
As	  stated	  in	  the	  Setting	  section,	  distant	  vantage	  points	  that	  may	  allow	  some	  view	  of	  the	  
undeveloped	  Railroad	  Marsh	  are	  primarily	  private	  vantage	  points	  from	  windows	  and	  decks	  of	  
residential	  units	  on	  the	  surrounding	  hillsides.	  	  Public	  views	  are	  generally	  limited	  to	  trails	  and	  
hillsides	  on	  the	  Old	  St.	  Hilary’s	  Open	  Space	  Preserve.	  	  Again,	  existing	  views	  are	  of	  the	  six	  tennis	  
courts,	  small	  temporary	  structures	  at	  the	  north	  and	  of	  the	  tennis	  courts,	  and	  the	  adjacent	  
parking	  lot	  (and	  during	  much	  of	  the	  daylight	  hours,	  there	  are	  parked	  vehicles	  in	  the	  lot).	  	  The	  
project	  site	  is	  bordered	  by	  residential	  development	  to	  the	  west,	  east	  and	  north,	  additional	  TPC	  
recreational	  facilities	  to	  the	  north,	  Railroad	  Marsh	  to	  the	  south,	  and	  multi-‐family	  residential	  
development	  and	  commercial	  and	  administrative	  buildings	  further	  south.	  	  Public	  vantage	  points	  
on	  trails	  on	  Old	  St.	  Hilary’s	  Open	  Space	  are	  similar	  to	  those	  described	  above.	  
	  
As	  shown	  on	  Figure	  3.1-‐3	  in	  the	  earlier	  Project	  Description	  section,	  a	  one-‐story	  structure	  would	  
be	  constructed	  adjacent	  to	  the	  north	  side	  of	  the	  existing	  tennis	  courts	  that	  would	  include	  two	  
bathrooms	  (a	  total	  of	  550	  square	  feet)	  and	  300	  square	  feet	  of	  storage	  for	  TPC-‐owned	  tennis	  
related	  equipment.	  	  North	  of	  this	  structure	  would	  be	  a	  landscaped	  entry	  to	  a	  792-‐square	  foot	  
covered	  entrance	  (with	  a	  translucent	  roof)	  to	  the	  facility	  (see	  Figures	  4.1-‐1	  and	  4.1-‐2	  that	  show	  
a	  rendering	  of	  the	  project’s	  exterior	  and	  building	  elevations).	  Adjacent	  to	  and	  east	  of	  the	  
proposed	  entry	  area,	  the	  project	  would	  add	  a	  1,340-‐square	  foot	  screened	  outdoor	  area	  open	  to	  
the	  sky	  and	  screened	  from	  public	  view	  by	  a	  wall	  and	  doors.	  	  It	  would	  accommodate	  the	  
temporary	  maintenance	  and	  storage	  structures	  on	  the	  site	  (five	  Tuff	  Sheds,	  four	  dumpsters,	  
and	  eight	  trash	  bins).	  This	  facility	  would	  be	  screened	  but	  not	  covered.	  The	  courts	  would	  be	  lit	  
by	  lights	  installed	  on	  38	  poles	  that	  would	  be	  22	  feet	  in	  height.	  	  The	  poles	  would	  be	  located	  
along	  the	  sides	  of	  each	  court	  and	  installed	  within	  the	  current	  fenceline	  of	  the	  tennis	  courts.	  	  
	  
Given	  the	  distance	  between	  the	  proposed	  improvements	  and	  most	  vantage	  points	  in	  the	  hills	  to	  
the	  east,	  west,	  and	  north,	  the	  improvements	  would	  not	  substantially	  change	  the	  existing	  
viewshed.	  	  The	  improvements	  would	  be	  small	  and,	  in	  most	  cases,	  inevident.	  	  	  
	  
The	  proposed	  light	  poles	  and	  new	  building	  would	  be	  required	  to	  go	  through	  the	  Town’s	  Design	  
Review	  process.	  	  During	  that	  review,	  the	  Town	  may	  require	  modifications	  in	  the	  design,	  layout,	  
color,	  or	  other	  design	  components	  to	  mitigate	  any	  concerns	  that	  the	  Town	  identifies	  about	  the	  
project’s	  design.	  
	  
To	  summarize,	  the	  site	  is	  not	  part	  of	  what	  is	  typically	  defined	  as	  a	  scenic	  vista.	  	  It	  is	  a	  developed	  
site	  surrounded	  by	  urban	  forms	  of	  development.	  	  It	  has	  limited	  public	  vantage	  point	  s	  that	  are	  
relatively	  distant.	  	  In	  addition,	  the	  construction	  of	  a	  low-‐lying,	  small	  structure	  and	  installation	  of	  
light	  poles	  adjacent	  to	  existing	  development	  would	  not	  substantially	  change	  views	  in	  the	  
viewshed	  even	  if	  the	  site	  were	  considered	  to	  be	  a	  part	  of	  a	  scenic	  vista.	  Therefore,	  the	  impact	  
to	  scenic	  vistas	  would	  be	  less	  than	  significant.	  	  See	  the	  subsequent	  discussion	  under	  Impact	  4.1-‐
C	  regarding	  the	  impact	  of	  lighting	  on	  the	  nighttime	  visual	  environment.	  
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Impact	  4.1-‐B	  	   The	  project	  would	  not	  substantially	  affect	  the	  existing	  visual	  character	  or	  
quality	  of	  the	  site	  and	  its	  surrounding	  visual	  resources	  or	  views.	  This	  
impact	  would	  be	  less	  than	  significant.	  

	  
The	  project	  improvements	  may	  be	  noticeable	  to	  residents	  of	  many	  multi-‐family	  residences	  to	  
the	  west	  and	  northwest	  and	  to	  residents	  of	  single-‐family	  residents	  at	  upper	  elevations	  to	  the	  
northwest	  and	  on	  the	  east	  hillside.	  	  Given	  the	  distance	  of	  most	  of	  these	  residences	  from	  the	  
project	  site,	  it	  is	  likely	  that	  the	  new	  light	  poles	  would	  be	  inevident.	  	  The	  new	  building	  and	  
entryway	  would	  be	  visible	  to	  some	  of	  these	  residents.	  	  Again	  the	  distance	  from	  residential	  
vantage	  points	  to	  these	  proposed	  improvements	  would	  likely	  make	  these	  improvements	  
inevident.	  As	  one	  can	  see	  In	  Figure	  4.1-‐4a	  existing	  lighting	  poles	  on	  the	  site	  as	  well	  as	  telephone	  
poles	  along	  Mar	  West	  Street	  are	  inevident	  elements	  in	  the	  view.	  	  The	  new	  entryway	  and	  
building	  would	  replace	  the	  temporary	  structures	  (three	  storage	  sheds,	  two	  portapotties,	  and	  a	  
debris	  box)	  and	  materials	  stored	  on	  the	  ground.	  	  One	  can	  see	  these	  temporary	  structures	  and	  
storage	  in	  Figure	  4.1-‐4a.	  	  The	  new	  building	  would	  replace	  these	  existing	  facilities.	  The	  small	  size	  
of	  the	  new	  building	  and	  roofed	  entry	  and	  its	  replacing	  of	  existing	  facilities	  devoid	  of	  visual	  
interest	  would	  reduce	  any	  impact	  to	  the	  character	  and	  quality	  of	  the	  view	  to	  a	  less-‐than-‐
significant	  level.	  	  It	  is	  expected	  that	  a	  similar	  impact	  would	  affect	  other	  residences	  at	  a	  higher	  
elevation	  in	  the	  viewshed.	  
	  
The	  one	  exception	  is	  the	  view	  from	  10-‐12	  single-‐family	  residences	  on	  Mar	  West	  Street	  
immediately	  to	  the	  east	  of	  the	  tennis	  courts.	  	  These	  homes	  are	  with	  130-‐250	  feet	  of	  the	  nearest	  
part	  of	  the	  tennis	  courts;	  	  Figure	  4.1-‐4a	  shows	  an	  example	  of	  the	  visibility	  of	  the	  existing	  tennis	  
courts	  from	  the	  second	  floor	  deck	  of	  one	  of	  these	  residences.	  	  The	  addition	  of	  poles	  and	  the	  
relatively	  small	  building	  and	  roofs	  at	  the	  north	  end	  of	  the	  tennis	  courts	  may	  be	  visible	  
depending	  on	  the	  house’s	  orientation	  and	  intervening	  vegetation.	  	  Though	  potentially	  visible,	  
these	  additions	  would	  not	  be	  expected	  to	  make	  a	  substantial	  change	  to	  the	  existing	  visual	  
character	  or	  quality	  from	  these	  residences.	  The	  proposed	  improvements	  do	  not	  substantially	  
change	  the	  views	  of	  active	  recreational	  development	  of	  the	  site.	  	  While	  there	  could	  be	  some	  
effect	  on	  the	  site’s	  visual	  quality,	  the	  visual	  changes	  emanating	  from	  the	  new	  light	  poles	  and	  
new	  entry	  improvements	  would	  not	  typically	  rise	  to	  the	  level	  of	  a	  significant	  adverse	  impact	  on	  
visual	  quality	  and	  character.	  	  In	  addition,	  the	  new	  buildings	  and	  entryway	  would	  replace	  the	  
view	  of	  the	  temporary	  sheds,	  portapotties,	  and	  loosely	  stored	  materials.	  	  For	  residents	  along	  
this	  section	  of	  Mar	  West	  Street	  who	  do	  have	  a	  view	  of	  the	  north	  end	  of	  the	  tennis	  courts,	  this	  
new	  building	  and	  entry	  may	  be	  a	  beneficial	  effect	  of	  the	  project.	  
	  
It	  is	  possible	  that	  people	  using	  trails	  on	  Old	  St.	  Hilary’s	  Open	  Space	  Preserve	  would	  be	  able	  to	  
see	  project	  improvements.	  However,	  the	  nearest	  Open	  Space	  District-‐maintained	  trail	  is	  over	  
800	  feet	  distant.	  	  Given	  the	  distance	  and	  the	  small	  footprint	  of	  proposed	  improvements,	  it	  is	  
expected	  that	  the	  change	  in	  views	  from	  trails	  on	  this	  preserve	  would	  be	  inevident	  and	  not	  
substantially	  affect	  the	  character	  or	  quality	  of	  these	  views.	  
	  
Gauging	  visual	  impacts	  is	  relatively	  subjective,	  particularly	  regarding	  impacts	  to	  private	  views.	  	  
This	  is	  one	  reason	  that	  the	  current	  proposed	  revisions	  to	  the	  CEQA	  Guidelines	  (expected	  to	  be	  
adopted	  by	  the	  end	  of	  2018)	  would	  no	  longer	  require	  that	  an	  EIR	  assess	  visual	  impacts	  to	  
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private	  views.	  	  As	  is	  currently	  the	  case	  for	  many	  jurisdictions	  (though	  not	  Tiburon),	  visual	  
analyses	  in	  the	  future	  will	  focus	  on	  impacts	  to	  public	  views	  (assuming	  adoption	  of	  the	  Draft	  
CEQA	  Guidelines	  revision).	  
	  
Notwithstanding	  the	  subjectivity	  of	  conclusions	  about	  visual	  impacts,	  this	  current	  analysis	  
concludes	  that	  the	  proposed	  project	  is	  consistent	  with	  adjacent	  site	  development.	  The	  project	  
would	  not	  cause	  the	  loss	  of	  natural	  open	  space	  or	  other	  desirable	  visual	  elements.	  There	  are	  
existing	  tennis	  courts	  and	  a	  parking	  lot	  adjacent	  to	  the	  project	  as	  well	  as	  other	  TPC	  tennis	  
courts	  and	  recreational	  buildings	  on	  the	  north	  side	  of	  Mar	  West	  Street.	  The	  project	  does	  not	  
add	  significant	  new	  visual	  elements	  to	  the	  viewshed.	  	  With	  the	  one	  exception	  noted	  above,	  
most	  vantage	  points	  are	  located	  at	  a	  considerable	  distance,	  and	  the	  new	  project	  elements	  
would	  likely	  be	  unnoticeable	  or	  inevident	  from	  these	  private	  and	  public	  vantage	  points.	  	  
Accordingly,	  it	  is	  concluded	  that	  while	  some	  project	  elements	  may	  be	  visible,	  they	  would	  not	  
make	  a	  major	  change	  to	  the	  existing	  daytime	  views	  in	  the	  viewshed.	  The	  changes	  do	  not	  rise	  to	  
the	  level	  of	  substantially	  impacting	  the	  visual	  quality	  or	  character	  from	  vantage	  points	  in	  the	  
viewshed.	  Therefore,	  the	  impact	  is	  less	  than	  significant.	  
	  
Impact	  4.1-‐C	  	   The	  project	  may	  create	  a	  new	  source	  of	  substantial	  light	  or	  glare	  that	  

would	  adversely	  affect	  daytime	  or	  nighttime	  views	  in	  the	  area.	  This	  impact	  
would	  be	  less	  than	  significant.	  

	  
One	  of	  the	  principal	  objectives	  of	  the	  proposed	  project	  is	  to	  add	  lighting	  to	  the	  six	  tennis	  courts	  
on	  the	  project	  site.	  	  This	  lighting	  would	  allow	  TPC	  to	  expand	  its	  junior	  clinic	  program	  and	  
provide	  additional	  tennis	  lessons.	  	  The	  proposed	  project	  includes	  the	  installation	  of	  lighting	  at	  
the	  six	  existing	  courts	  on	  the	  project	  site	  (see	  Figure	  3.1-‐3).	  Lighting	  would	  be	  of	  the	  following	  
three	  different	  types:	  
	  

• Single	  dimmable	  horizontal	  LED	  fixture	  
• Back-‐to-‐back	  dimmable	  horizontal	  LED	  fixtures	  
• Two	  120	  degree	  angled	  fixtures	  

	  
Each	   light	  would	  be	   installed	  atop	  a	  22-‐foot-‐tall	  pole,	  affixed	  via	  a	  3-‐foot-‐long	  horizontal	  arm.	  
Rather	  than	  using	  a	  “standard”	  system—a	  shoebox	  HID	  light—the	  applicant’s	  design	  describes	  
the	   specified	   LED	   lights	   as	   being	   energy	   efficient	   and	   generating	   “no	   off-‐site	   glare”	   and	   “no	  
upward	   light	   pollution”.	   The	   lighting	   would	   use	   LED	   lights	   and	   would	   have	   individual	   on-‐off	  
switching	   and	   motion	   sensors,	   be	   screened	   and	   shielded,	   and	   be	   “dark	   sky”	   compliant	   (as	  
defined	  by	  the	   international	  Dark-‐Sky	  Association).	  The	   light	  system	  would	  use	  an	  astronomic	  
clock	  for	  switching,	  which	  would	  automatically	  adjust	  daily	  to	  reflect	  the	  changing	  sunset	  hour.	  
	  
The	  applicant	  has	  proposed	  the	  following	  mitigations	  to	  reduce	  new	  lighting	  impacts:	  
	  

1. Luminaires	  (i.e.,	  the	  complete	  light	  units)	  will	  be	  installed	  parallel	  to	  the	  court	  
surface,	  not	  use	  adjustable	  knuckle	  mounts,	  and	  not	  permit	  future	  adjustment.	  
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2. The	  LED	  lighting	  will	  be	  limited	  to	  4000K	  (i.e.,	  the	  color	  temperature,	  with	  4000K	  
having	  the	  appearance	  of	  Natural	  White	  color).	  

	  
3. The	  average	  paint	  reflectance	  of	  the	  tennis	  court	  playing	  and	  out-‐of-‐bounds	  

surfaces	  must	  be	  10%	  or	  less;	  most	  tennis	  court	  paints	  that	  are	  dark	  green,	  dark	  
blue,	  or	  dark	  red	  meet	  this	  qualification.	  	  

	  
Public	  comments	  during	  the	  scoping	  process	  expressed	  concerns	  about	  potential	  light	  pollution	  
impacts	  of	  the	  proposed	  project,	  especially	  affecting	  residents	  who	  have	  views	  down	  onto	  the	  
site.	  Although	  a	  precise	  definition	  does	  not	  exist,	  light	  pollution	  is	  generally	  considered	  wasted	  
light	  that	  does	  nothing	  to	  increase	  nighttime	  safety,	  utility,	  or	  security.	  Such	  wasted	  light	  
produces	  glare,	  clutter,	  light	  trespass,	  and	  wastes	  energy.	  	  A	  product	  of	  light	  pollution	  is	  urban	  
sky	  glow,	  the	  brightening	  of	  the	  night	  sky	  due	  to	  manmade	  lighting.	  	  
	  
To	  assist	  the	  assessment	  of	  lighting	  impacts	  in	  the	  viewshed,	  three	  nighttime	  photosimulations	  
were	  prepared	  by	  the	  applicant.	  	  The	  photosimulation	  methodology	  and	  conclusions	  were	  peer	  
reviewed	  by	  the	  EIR’s	  visual	  consultant	  (Environmental	  Vision)	  to	  ensure	  that	  the	  
photosimulations	  are	  accurate	  representations	  of	  future	  nighttime	  views.	  	  The	  peer	  review	  is	  
contained	  in	  Appendix	  B	  of	  this	  EIR.	  	  That	  review	  concluded	  that	  while	  there	  were	  some	  minor	  
methodological	  errors,	  the	  simulation	  images	  convey	  a	  general	  sense	  of	  the	  proposed	  project's	  
nighttime	  appearance.	  	  Town	  staff	  approved	  the	  use	  of	  these	  photosimulations	  for	  EIR	  analysis.	  
The	  applicant	  purposely	  selected	  vantage	  points	  with	  a	  clear	  view	  of	  the	  tennis	  courts	  to	  
present	  a	  worst	  case	  visual	  impact.	  

	  
Figure	  4.1-‐3	  shows	  the	  vantage	  points	  where	  the	  photographs	  were	  taken	  from.	  	  Figures	  4.1-‐4a	  
through	  4.1-‐6c	  show	  three	  sets	  of	  images:	  1)	  a	  daytime	  photograph	  from	  the	  vantage	  point;	  2)	  
a	  photograph	  of	  the	  existing	  site	  lighting	  from	  the	  vantage	  point;	  and	  3)	  the	  photosimulation	  
that	  adds	  the	  proposed	  lighting	  to	  the	  existing	  lighting	  photograph.	  	  The	  following	  summarizes	  
the	  views	  presented	  in	  these	  three	  sets	  of	  images	  
	  
Vantage	  Point	  No.	  1	  –	  East	  of	  the	  Project	  Site	  
	  
Existing	  View	  Photograph	  No.	  1	  (Figure	  4.1-‐4a)	  shows	  the	  daytime	  view	  from	  the	  vantage	  point.	  	  
The	  photograph	  was	  taken	  from	  the	  second	  deck	  of	  a	  residence	  on	  Mar	  West	  Street	  just	  east	  of	  
the	  existing	  tennis	  courts.	  From	  here,	  one	  looks	  down	  onto	  the	  tennis	  courts	  with	  the	  parking	  
area	  in	  the	  midground.	  	  Residential	  development	  on	  the	  hillsides	  to	  the	  east	  and	  northeast	  are	  
evident	  in	  the	  background.	  	  Existing	  Lighting	  Photograph	  No.	  1	  (Figure	  4.1-‐4b)	  shows	  that	  the	  
lighting	  of	  the	  TPC	  parking	  lot	  and	  the	  existing	  TPC	  facilities	  located	  north	  of	  Mar	  West	  Street	  
are	  the	  dominant	  feature	  of	  the	  nighttime	  visual	  environment.	  	  This	  lit	  area	  on	  the	  valley	  floor	  
is	  bordered	  by	  residential	  lighting	  of	  units	  on	  the	  east-‐	  and	  south-‐facing	  ridges.	  	  The	  area	  south	  
of	  the	  parking	  lot	  is	  dark.	  	  Photosimulation	  No.	  1	  (Figure	  4.1-‐4c)	  shows	  how	  the	  proposed	  
lighting	  would	  extend	  the	  lit	  area	  on	  TPC	  to	  the	  south	  and	  southeast.	  	  The	  new	  lighting	  would	  
be	  less	  bright	  than	  the	  existing	  TPC	  lighting.	  	  Because	  of	  the	  light	  shielding	  for	  the	  tennis	  court	  
lights,	  there	  is	  not	  the	  glare	  that	  is	  generated	  by	  the	  existing	  lighting.	  	  However,	  during	  the	  
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period	  when	  the	  tennis	  courts	  are	  lit,	  there	  would	  be	  an	  evident	  change	  in	  the	  nighttime	  visual	  
environment	  from	  this	  vantage	  point.	  
	  
A	  similar	  change	  in	  views	  would	  likely	  be	  possible	  from	  several	  of	  the	  approximately	  10-‐12	  
residences	  located	  just	  above	  Mar	  West	  Street	  to	  the	  east	  of	  the	  tennis	  courts.	  	  From	  
residences	  further	  up	  the	  ridge	  to	  the	  east	  and	  north,	  the	  lit	  courts	  would	  not	  be	  as	  evident	  due	  
to	  the	  distance	  to	  the	  courts,	  plus	  there	  would	  be	  screening	  from	  other	  residences	  and	  
vegetation.	  
	  
Vantage	  Point	  No.	  2	  –	  South	  of	  Railroad	  Marsh	  
	  
Existing	  View	  Photograph	  No.	  2	  (Figure	  4.1-‐5a)	  shows	  the	  view	  from	  a	  second	  floor	  deck	  on	  a	  
Point	  Tiburon	  Marsh	  Condominium	  located	  immediately	  south	  of	  the	  open	  water	  of	  Railroad	  
Marsh.	  From	  this	  vantage	  point	  one	  can	  see	  the	  open	  water	  in	  Railroad	  Marsh	  with	  marsh	  
vegetation	  behind	  it	  and	  backdropped	  by	  views	  of	  open	  hillside	  on	  Old	  St.	  Hilary’s	  Open	  Space	  
Preserve	  as	  well	  as	  scattered	  residential	  development	  to	  the	  northeast.	  	  Existing	  Lighting	  
Photograph	  No.	  2	  (Figure	  4.1-‐5b)	  shows	  a	  mainly	  dark	  nighttime	  view,	  except	  for	  the	  scattered	  
lights	  on	  residences	  to	  the	  northeast.	  
	  
Photosimulation	  No.	  3	  (Figure	  4.1-‐5c)	  shows	  that	  the	  top	  of	  five	  lights	  are	  just	  visible	  over	  the	  
top	  of	  Railroad	  Marsh	  trees.	  The	  lights	  do	  not	  illuminate	  any	  land,	  but	  they	  do	  introduce	  a	  small	  
lighting	  element	  into	  what	  was	  a	  dark	  view	  from	  the	  marsh	  towards	  the	  top	  of	  Tiburon	  Ridge.	  	  
It	  is	  expected	  that	  a	  similar	  change	  in	  views	  would	  occur	  at	  other	  second	  floor	  Point	  Tiburon	  
Marsh	  Condominiums	  units	  that	  face	  the	  north.	  
	  
The	  new	  lighting	  is	  not	  a	  substantial	  change	  in	  the	  nighttime	  views.	  In	  addition,	  the	  lighting	  
would	  occur	  for	  a	  limited	  time,	  ending	  by	  7:45	  p.m.	  when	  the	  lights	  would	  be	  turned	  off.	  	  The	  
impact	  to	  viewers	  living	  south	  of	  the	  project	  site	  would	  be	  less	  than	  significant.	  
	  
Vantage	  Point	  No.	  3	  –	  West	  of	  the	  Project	  Site	  
	  
Existing	  View	  Photograph	  No.	  3	  (Figure	  4.1-‐6a)	  was	  taken	  from	  a	  second	  story	  deck	  in	  a	  multi-‐
family	  complex	  with	  a	  view	  to	  the	  east/southeast.	  	  From	  this	  vantage	  point,	  one	  can	  see	  the	  
roofs	  of	  other	  residential	  units	  in	  the	  foreground,	  the	  tennis	  courts	  and	  Railroad	  Marsh	  in	  the	  
midground,	  and	  residential	  and	  urban	  development	  in	  the	  background.	  	  Distant	  views	  include	  
Angel	  Island,	  Richardson	  Bay,	  and	  San	  Francisco.	  	  The	  dominant	  lighting	  from	  this	  vantage	  point	  
is	  the	  lighting	  of	  downtown	  Tiburon	  framed	  with	  the	  lights	  of	  the	  San	  Francisco	  skyline.	  
	  
Existing	  Lighting	  Photograph	  No.	  2	  (Figure	  4.1-‐6b)	  shows	  the	  lighting	  of	  the	  TPC	  parking	  lot	  on	  
the	  valley	  floor	  below	  the	  residential	  unit	  in	  the	  foreground.	  	  The	  tennis	  courts	  are	  dark	  except	  
as	  light	  from	  the	  parking	  lot	  lights	  illuminate	  them.	  	  The	  photograph	  shows	  some	  residential	  
lighting	  in	  the	  foreground,	  background	  lights	  on	  the	  ridge	  on	  the	  other	  side	  of	  the	  valley	  and	  in	  
downtown	  Tiburon	  to	  the	  south,	  with	  distant	  lights	  of	  San	  Francisco	  in	  the	  distance.	  
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Photosimulation	  No.	  3	  shows	  the	  lighting	  of	  the	  tennis	  courts.	  Though	  the	  new	  lighting	  would	  
not	  be	  as	  bright	  as	  the	  parking	  lot	  lighting,	  the	  new	  lighting	  is	  quite	  obvious	  from	  this	  vantage	  
point.	  However,	  the	  bright	  lights	  of	  the	  downtown	  and	  the	  distant	  San	  Francisco	  lighting	  remain	  
the	  dominant	  components	  of	  the	  nighttime	  visual	  environment.	  
	  
Other	  residences	  above	  (east)	  of	  this	  vantage	  point	  would	  likely	  also	  have	  additional	  views	  of	  
the	  lit	  area	  on	  the	  project	  site.	  	  However,	  the	  further	  up	  the	  hill	  or	  to	  the	  north,	  more	  views	  of	  
the	  site	  would	  be	  screened	  by	  topography,	  buildings,	  and	  vegetation,	  and	  the	  distance	  from	  the	  
site	  would	  make	  the	  change	  less	  evident.	  
	  
Impact	  Discussion	  
	  
Photosimulations	  1	  and	  3	  show	  that	  the	  new	  lighting	  would	  be	  quite	  evident	  to	  residents	  of	  the	  
homes	  from	  where	  the	  photos	  were	  taken.	  	  These	  simulations	  were	  done	  for	  vantage	  points	  
that	  are	  representative	  of	  those	  most	  likely	  to	  be	  affected.	  	  Residents	  with	  unimpeded,	  
relatively	  near	  views	  of	  the	  tennis	  courts	  could	  find	  the	  additional	  lighting	  in	  the	  area	  offensive.	  
	  
Overall,	  the	  project	  lighting	  would	  be	  added	  to	  a	  well	  lit	  nighttime	  environment	  typical	  of	  many	  
urban	  environments.	  	  There	  is	  extensive	  residential	  development	  on	  both	  ridges	  bordering	  the	  
site.	  	  The	  lights	  along	  Tiburon	  Boulevard	  and	  in	  downtown	  Tiburon	  provide	  a	  concentration	  of	  
lighting	  to	  the	  south	  backdropped	  by	  the	  lights	  of	  the	  San	  Francisco	  skyline.	  	  Though	  no	  
photosimulation	  was	  taken	  from	  Old	  St.	  Hilary’s	  Open	  Space	  Preserve,	  nighttime	  surveys	  from	  
Vistazo	  West	  Fire	  Road	  on	  the	  Preserve	  show	  that	  one	  looks	  down	  onto	  the	  existing	  lit	  tennis	  
courts	  on	  the	  northern	  portion	  of	  TPC	  with	  views	  of	  the	  TPC	  parking	  lot	  and	  the	  other	  
surrounding	  lighting	  described	  previously.	  	  Views	  of	  the	  existing	  lit	  tennis	  courts	  and	  parking	  
area	  are	  also	  possible	  for	  many	  residents	  living	  along	  the	  ridges	  to	  the	  north.	  
	  
The	  assessment	  issue	  for	  this	  EIR	  is	  whether	  potentially	  offensive	  nighttime	  impacts	  to	  some	  
residents	  rise	  to	  the	  level	  of	  significance	  given	  the	  CEQA	  Guidelines	  lighting	  criterion	  that	  
states:	  Creates	  a	  new	  source	  of	  substantial	  light	  or	  glare	  which	  would	  adversely	  affect	  day	  or	  
nighttime	  views	  in	  the	  area.	  	  The	  following	  discusses	  whether	  project	  lighting	  would	  meet	  this	  
criterion.	  
	  

• Due	  to	  the	  type	  of	  lighting	  proposed,	  the	  project	  lighting	  would	  not	  add	  glare	  to	  the	  
viewshed.	  

	  
• The	  project	  would	  not	  be	  a	  new	  light	  source	  in	  an	  otherwise	  dark	  nighttime	  viewshed.	  	  

The	  new	  lighting	  would	  be	  an	  incremental	  change	  to	  existing	  nighttime	  lighting.	  
	  

• The	  lights	  would	  be	  used	  only	  from	  September	  8th	  to	  April	  14th.	  During	  the	  season	  
when	  lights	  are	  necessary,	  classes	  and	  activities	  would	  cease	  at	  7:30	  p.m.,	  and	  the	  
lights	  would	  stay	  on	  until	  7:45	  p.m.	  allowing	  15	  minutes	  for	  cleanup.	  Therefore,	  the	  
new	  lighting	  would	  be	  visible	  for	  a	  limited	  time	  during	  the	  early	  evening	  during	  the	  late	  
autumn	  to	  mid-‐spring	  each	  year.	  	  This	  added	  lighting	  for	  a	  few	  hours	  a	  day	  would	  not	  
be	  considered	  a	  “source	  of	  substantial	  light.”	  
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The	  visual	  consultants	  working	  on	  the	  photosimulation	  review	  for	  this	  EIR	  concluded	  that	  (t)he	  
visual	  simulations	  demonstrate	  the	  incremental	  change	  to	  existing	  nighttime	  lighting	  conditions	  
would	  not	  represent	  a	  substantial	  aesthetic	  change	  in	  the	  project	  area. 
	  
Therefore,	  while	  recognizing	  the	  subjectivity	  of	  such	  visual	  assessments	  made	  in	  the	  absence	  of	  
Town-‐adopted	  visual	  impact	  methodology	  and	  guidelines,	  it	  is	  concluded	  that	  the	  time-‐
restricted	  addition	  of	  shielded	  lighting	  to	  an	  existing	  recreational	  facility	  in	  a	  relatively	  well-‐lit	  
viewshed	  would	  be	  a	  less-‐than-‐significant	  impact.	  
	  
It	  is	  noted	  that	  the	  Town	  Municipal	  Code	  states	  that	  “(e)xterior	  lighting	  shall	  not	  invade	  the	  
privacy	  of	  other	  properties,	  or	  produce	  glare	  or	  light	  pollution.”	  	  The	  proposed	  project	  lighting	  
results	  in	  an	  area	  of	  new	  illumination	  for	  a	  portion	  of	  the	  early	  evening	  hours.	  	  However,	  it	  
would	  not	  result	  in	  glare	  nor	  invade	  the	  privacy	  of	  other	  properties.	  	  This	  EIR	  concludes	  that	  it	  
would	  not	  cause	  significant	  light	  pollution.	  	  However,	  the	  Town	  will	  make	  the	  final	  decision	  on	  
whether	  the	  project	  is	  consistent	  with	  this	  Code	  requirement	  as	  well	  as	  with	  General	  Plan	  Policy	  
LU-‐16	  that	  states	  that	  outside	  lighting	  shall	  be	  allowed	  for	  safety	  purposes	  and	  that	  it	  shall	  not	  
produce	  light	  pollution.	  
	  
Mitigation	  Measures	  
	  
Though	  mitigation	  is	  not	  required	  given	  the	  conclusion	  that	  the	  impact	  would	  be	  less	  than	  
significant,	  the	  Town	  may	  wish	  to	  required	  the	  following	  mitigation	  to	  further	  reduce	  lighting	  
impacts.	  
	  
4.1-‐C.1	   The	  existing	  TPC	  parking	  lights	  will	  be	  replaced	  with	  LED	  lights	  that	  will	  be	  

screened,	  shielded,	  and	  dark	  sky	  compliant	  (as	  defined	  by	  the	  International	  Dark-‐
Sky	  Association).	  	  The	  luminaires	  will	  be	  installed	  parallel	  to	  the	  ground	  surface.	  	  
The	  LED	  lighting	  will	  be	  limited	  to	  4000K.	  

	  
Impact	  Significance	  After	  Mitigation	  
	  
The	  impact	  is	  less	  than	  significant	  without	  mitigation.	  The	  suggested	  mitigation	  would	  further	  
reduce	  the	  adverse	  effects	  from	  the	  proposed	  new	  lighting.	  
	  
3.	   Cumulative	  Impacts	  
	  
Impact	  4.1-‐D	  	   Changes	  in	  the	  viewshed	  associated	  with	  the	  project	  in	  combination	  with	  

other	  local	  development	  would	  not	  result	  in	  significant	  cumulative	  visual	  
impacts.	  

	  
The	  geographic	  area	  for	  visual	  impacts	  is	  the	  viewshed	  that	  includes	  the	  proposed	  project	  site.	  	  
No	  other	  projects	  are	  proposed	  or	  planned	  at	  the	  TPC	  or	  in	  the	  project	  area.	  There	  are	  no	  vacant	  
parcels	  near	  the	  project	  site	  that	  might	  be	  developed	  during	  the	  period	  the	  project	  is	  being	  
constructed.	  As	  such,	  the	  project	  would	  not	  combine	  with	  construction	  of	  other	  nearby	  projects	  
to	  cause	  a	  cumulative	  visual	  impact.	  
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4.2	   TRAFFIC	  AND	  CIRCULATION	  
	  
A.	   Setting	  
	  
A	  traffic	  analysis	  of	  the	  proposed	  project	  was	  conducted	  for	  this	  EIR	  by	  Parisi	  Transportation	  
Consulting.	  	  The	  full	  traffic	  report	  is	  included	  in	  Appendix	  C	  of	  this	  EIR.	  	  It	  contains	  a	  description	  
of	  the	  methodology	  used	  and	  the	  technical	  analyses	  that	  were	  done	  to	  calculate	  the	  level	  of	  
service	  at	  critical	  intersections.	  	  The	  subsections	  below	  summarize	  pertinent	  information	  
contained	  in	  the	  appended	  report.	  	  The	  reader	  is	  encouraged	  to	  review	  the	  appended	  report	  
for	  a	  full	  presentation	  of	  the	  quantitative	  traffic	  analysis	  and	  results.	  
	  
1.	   Roadway	  System	  
	  
The	  project	  site	  is	  one	  quarter-‐mile	  northeast	  of	  the	  Tiburon	  Boulevard	  and	  Mar	  West	  Street	  
intersection.	  The	  Tiburon	  Boulevard	  /	  Mar	  West	  Street	  intersection	  was	  identified	  by	  the	  Town	  
as	  the	  study	  intersection	  for	  this	  EIR	  since	  it	  provides	  the	  primary	  local	  access	  to	  the	  project	  
site.	  This	  study	  intersection	  is	  unsignalized	  with	  stop	  sign-‐controlled	  eastbound	  and	  westbound	  
approaches	  from	  Mar	  West	  Street;	  it	  has	  left	  turn	  bays	  in	  both	  directions	  on	  Tiburon	  Boulevard.	  
Local	  access	  to	  the	  project	  site	  from	  Mar	  West	  Street	  is	  provided	  via	  a	  project	  driveway	  located	  
off	  that	  street.	  	  
	  
The	  Tiburon	  General	  Plan	  identifies	  Mar	  West	  Street	  as	  an	  east-‐west	  collector	  street	  that	  loops	  
from	  Tiburon	  Boulevard	  in	  the	  west	  to	  Paradise	  Drive	  in	  the	  east.	  In	  the	  vicinity	  of	  the	  project	  
site,	  Mar	  West	  Street	  is	  a	  two-‐lane	  roadway	  with	  a	  posted	  speed	  limit	  of	  25	  mph.	  Sidewalks	  are	  
provided	  on	  both	  sides	  of	  the	  street.	  Bicyclists	  traveling	  along	  Mar	  West	  Street	  share	  the	  
roadway	  with	  motor	  vehicles,	  as	  there	  are	  no	  dedicated	  bicycle	  facilities	  provided	  on	  the	  street.	  	  
	  
Regional	  access	  to	  and	  from	  the	  project	  site	  is	  provided	  via	  Tiburon	  Boulevard	  (State	  Route	  
131),	  which	  runs	  between	  U.S.	  101	  and	  Paradise	  Drive.	  Tiburon	  Boulevard	  connects	  the	  
municipalities	  of	  Belvedere	  and	  Tiburon	  to	  other	  communities	  in	  the	  county	  and	  beyond.	  The	  
General	  Plan	  identifies	  Tiburon	  Boulevard	  as	  a	  minor	  arterial	  roadway	  between	  Trestle	  Glen	  
Boulevard	  to	  Main	  Street;	  west	  of	  Trestle	  Glen	  Boulevard,	  Tiburon	  Boulevard	  is	  designated	  a	  
major	  arterial.	  Tiburon	  Boulevard	  is	  a	  two-‐lane	  facility	  running	  in	  the	  north-‐south	  direction	  and	  
has	  a	  posted	  speed	  limit	  of	  30	  mph	  at	  the	  Mar	  West	  Street	  intersection.	  Tiburon	  Boulevard	  has	  
sidewalks	  and	  Class	  II	  bike	  lanes	  along	  each	  side.	  South	  of	  the	  Tiburon	  Boulevard	  /	  Mar	  West	  
Street	  intersection	  is	  the	  east	  end	  of	  the	  Old	  Rail	  Trail	  multi-‐use	  path	  that	  provides	  a	  separated	  
bike	  and	  pedestrian	  path.	  
	  
Transit	  access	  to	  the	  site	  is	  provided	  by	  Marin	  Transit	  and	  Golden	  Gate	  Transit.	  The	  nearest	  bus	  
stop	  is	  located	  on	  the	  east	  side	  of	  the	  Tiburon	  Boulevard	  /	  Mar	  West	  Street	  intersection.	  	  
	  
2.	   Existing	  Conditions	  
	  
Vehicle	  turning	  movement	  counts	  were	  conducted	  at	  the	  study	  intersection	  during	  the	  morning	  
peak	  period	  (7:00	  AM	  to	  9:00	  AM)	  and	  the	  evening	  peak	  period	  (4:00	  PM	  to	  6:00	  PM).	  The	  
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counts	  were	  conducted	  on	  a	  fair	  weather	  mid-‐week	  day	  (Tuesday,	  September	  19,	  2017)	  when	  
nearby	  schools	  were	  in	  session.	  	  The	  AM	  peak	  hour	  occurs	  from	  8:00	  AM	  to	  9:00	  AM	  and	  the	  
PM	  peak	  hour	  occurs	  from	  4:15	  PM	  to	  5:15	  PM.	  It	  was	  also	  determined	  that	  the	  highest	  traffic	  
volumes	  occur	  on	  the	  through	  movements	  in	  both	  directions	  of	  Tiburon	  Boulevard	  
(approximately	  850	  vehicles	  per	  hour).	  Mar	  West	  Street	  experiences	  moderate	  right	  and	  left	  
turning	  movements	  with	  no	  more	  than	  130	  vehicles	  per	  peak	  hour.	  Lagoon	  Road,	  located	  
across	  Tiburon	  Boulevard	  from	  Mar	  West	  Street	  experiences	  no	  more	  than	  10	  vehicles	  per	  peak	  
hour.	  	  	  
	  
Intersection	  performance	  was	  evaluated	  at	  the	  study	  intersection.	  A	  level	  of	  service	  (LOS)	  
analysis	  was	  conducted	  in	  accordance	  with	  the	  Highway	  Capacity	  Manual	  2010	  LOS	  
methodology	  and	  analyzed	  using	  Trafficware	  Synchro	  10	  software.	  The	  analysis	  provides	  
estimates	  of	  motorist	  delays	  experienced	  at	  the	  study	  intersection	  under	  existing	  and	  future	  
conditions.	  A	  level	  of	  service	  (LOS)	  grade	  was	  assigned	  to	  the	  intersection.	  The	  General	  Plan	  
Policy	  C-‐14	  (see	  subsequent	  discussion	  of	  General	  Plan	  policies	  for	  the	  full	  language	  of	  the	  
policy)	  identifies	  an	  acceptable	  signalized	  intersection	  in	  the	  project	  area	  as	  one	  that	  operates	  
during	  the	  average	  peak	  hour	  of	  LOS	  C	  or	  above.	  	  However,	  locations	  where	  Complete	  Streets	  
roadway	  engineering	  improvements	  are	  necessary	  to	  ensure	  safe	  access	  for	  pedestrians	  and	  
bicyclists	  will	  be	  valuated	  on	  a	  case-‐by-‐case	  basis,	  weighing	  safety	  with	  traffic	  delay	  
considerations.	  	  In	  addition,	  the	  Town	  acknowledges	  that	  actual	  conditions	  may	  not	  meet	  the	  
above	  LOS	  levels	  during	  certain	  peak	  periods.	  
	  
Under	  AM	  peak	  period	  existing	  conditions	  the	  Lagoon	  Road	  stop	  sign-‐controlled	  approach	  to	  
the	  study	  intersection	  operates	  at	  LOS	  C	  with	  an	  average	  delay	  of	  18	  seconds	  per	  vehicle	  (i.e.,	  
on	  average,	  a	  vehicle	  turning	  from	  Lagoon	  Road	  onto	  Tiburon	  Boulevard	  or	  crossing	  Tiburon	  
Boulevard	  to	  Mar	  West	  Street	  must	  wait	  18	  seconds	  before	  there	  is	  a	  sufficient	  gap	  in	  the	  
traffic	  flow	  to	  allow	  a	  safe	  turn	  onto	  or	  crossing	  of	  the	  street).	  	  The	  Mar	  West	  Street	  stop	  sign-‐
controlled	  approach	  operates	  at	  LOS	  C	  with	  a	  delay	  of	  16	  seconds	  per	  vehicle.	  The	  stop	  sign-‐
controlled	  movements	  as	  well	  as	  the	  intersection	  as	  a	  whole	  are	  operating	  under	  acceptable	  
conditions	  during	  the	  AM	  peak	  period	  (average	  delay	  for	  the	  intersection	  as	  a	  whole	  is	  2	  
seconds).	  During	  the	  PM	  peak	  period	  the	  intersection	  as	  a	  whole	  operates	  acceptably	  (average	  
of	  4	  second	  delay).	  
	  

B.	  	   Regulatory	  Framework	  
	  
Tiburon	  2020	  General	  Plan	  
	  
The	  Tiburon	  General	  Plan	  contains	  the	  following	  specific	  policies	  and	  programs	  that	  are	  
pertinent	  to	  this	  project:	  
	  
Policy	  C-‐5:	  Multimodal	  Access.	  	  The	  Town	  shall	  facilitate	  multimodal	  access	  along	  appropriate	  
corridors,	  to	  major	  facilities	  destinations	  such	  as	  Blackie’s	  Pasture,	  schools,	  and	  Downtown	  
Tiburon.	  
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Policy	  C-‐12:	  Transportation	  Mitigation	  Fee.	  	  All	  new	  projects	  shall	  be	  required	  to	  pay	  a	  pro	  rata	  
share	  of	  needed	  multimodal	  access	  improvements	  (a	  transportation	  mitigation	  fee)	  in	  
accordance	  with	  the	  burden	  created	  by	  such	  new	  project.	  
	  
Policy	  C-‐14:	  	  Level	  of	  Service.	  	  For	  signalized	  intersections	  in	  the	  Tiburon	  Peninsula	  area,	  the	  
Town	  shall	  strive	  to	  achieve	  and	  maintain	  the	  average	  peak	  hour	  level	  of	  service	  (LOS)	  at	  LOS	  C,	  
with	  the	  exception	  of.	  
	  
1.	   Intersections	  from	  U.S.	  Highway	  101	  interchange	  to	  E.	  Strawberry	  Drive/Bay	  Vista	  Drive	  

(inclusive),	  which	  the	  Town	  shall	  strive	  to	  achieve	  and	  maintain	  at	  LOS	  D.	  
	  
2.	   Locations	  where	  Complete	  Streets	  roadway	  engineering	  improvements	  are	  necessary	  to	  

ensure	  safe	  access	  for	  pedestrians	  and	  bicyclists,	  which	  shall	  be	  evaluated	  on	  a	  case-‐by-‐case	  
basis,	  weighing	  safety	  with	  traffic	  delay	  considerations.	  

	  
The	  Town	  acknowledges	  that	  actual	  conditions	  may	  not	  meet	  the	  above	  LOS	  levels	  during	  
certain	  peak	  periods.	  
	  
Policy	  C-‐15:	  Traffic	  Signals.	  	  At	  such	  time	  as	  any	  unsignalized	  intersection	  along	  Tiburon	  
Boulevard	  meets	  signal	  warrants,	  the	  Town	  shall	  approach	  Caltrans	  to	  approve	  and/or	  provide	  
signalization	  or	  other	  appropriate	  improvements.	  
	  
Policy	  C-‐18:	  	  Roundabouts.	  Where	  feasible,	  the	  Town	  shall	  consider	  roundabouts	  as	  an	  
intersection	  traffic	  control	  option	  with	  demonstrated	  air	  quality,	  safety,	  and	  mobility	  benefits.	  	  
In	  particular,	  the	  Town	  shall	  further	  study	  installing	  a	  roundabout	  at	  the	  intersection	  of	  Tiburon	  
Boulevard	  and	  Mar	  West	  Street,	  due	  to	  the	  importance	  of	  this	  location	  as	  a	  gateway	  to	  
Downtown,	  and	  potential	  traffic	  flow	  and	  safety	  benefits.	  
	  
Policy	  C-‐26:	  	  Roadway	  Classification.	  From	  Mar	  West	  Street	  to	  Ferry	  Plaza,	  Tiburon	  Boulevard	  
is	  classified	  as	  a	  downtown	  thoroughfare	  (a	  type	  of	  local	  street),	  with	  priority	  given	  to	  
pedestrians	  and	  bicyclists.	  
	  
Policy	  C-‐59:	  	  Contractors.	  The	  Town	  shall	  encourage	  contractors	  working	  on	  building	  
renovations	  and	  repairs	  to	  arrive	  and	  depart	  outside	  of	  peak	  travel	  periods	  to	  reduce	  
congestion	  on	  Tiburon	  Boulevard.	  
	  
Transportation	  Agency	  of	  Marin	  (TAM)	  
	  
The	  Transportation	  Authority	  of	  Marin	  (TAM)	  is	  designated	  as	  both	  the	  County’s	  Congestion	  
Management	  Agency	  and	  the	  transportation	  sales	  tax	  authority	  for	  Marin	  County.	  	  As	  the	  
Congestion	  Management	  Agency	  (CMA),	  TAM	  addresses	  Marin's	  transportation	  issues,	  fulfilling	  
the	  legislative	  requirements	  of	  Propositions	  111	  and	  116,	  approved	  in	  June	  1990.	  The	  Authority	  
is	  responsible	  for	  managing	  a	  variety	  of	  transportation	  projects	  and	  programs	  in	  Marin	  County,	  
receiving	  federal,	  state,	  regional,	  and	  local	  funds,	  working	  closely	  with	  all	  eleven	  cities	  and	  
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towns	  as	  well	  as	  the	  County.	  TAM	  administers	  the	  expenditure	  plans	  for	  both	  Measure	  A,	  the	  
20-‐year	  1/2-‐cent	  Transportation	  Sales	  Tax,	  and	  Measure	  B,	  the	  $10	  Vehicle	  Registration	  fee.	  	  
	  
Marin	  County	  Congestion	  Management	  Plan	  
	  
The	  2015	  Marin	  County	  Congestion	  Management	  Program	  (CMP)	  Update	  is	  a	  document	  of	  the	  
Transportation	  Authority	  of	  Marin	  (TAM),	  the	  designated	  Congestion	  Management	  Agency	  
(CMA)	  for	  Marin	  County.	  The	  2015	  biennial	  update	  is	  required	  by	  State	  statute.	  	  The	  Plan	  
describes	  the	  County’s	  designated	  road	  system	  and	  the	  levels	  of	  service	  the	  County	  identifies	  as	  
acceptable	  for	  those	  roads.	  	  The	  Plan	  summarizes	  the	  performance	  of	  the	  roadway	  system,	  
travel	  demand	  management	  in	  the	  county,	  the	  correlation	  of	  land	  use	  and	  the	  roadway	  system,	  
the	  County’s	  travel	  demand	  model,	  and	  the	  capital	  improvement	  program	  for	  roadways.	  	  As	  
described	  previously,	  the	  County	  identifies	  LOS	  D	  as	  the	  lowest	  acceptable	  level	  of	  service	  for	  
arterial	  roadways.	  	  The	  2014	  CMP	  identifies	  the	  	  Tiburon	  Boulevard	  arterial	  as	  operating	  at	  LOS	  
A,	  and	  no	  Actions	  are	  recommended	  for	  this	  arterial	  in	  the	  CMP.	  
	  
C.	   Potential	  Impacts	  and	  Mitigation	  Measures	  
	  
1.	   Criteria	  Used	  For	  Determining	  Impact	  Significance	  
	  
The	  impact	  analysis	  section	  considers	  the	  project’s	  potential	  to	  result	  in	  significant	  impacts	  
based	  on	  standards	  of	  significance	  derived	  from	  CEQA	  Guidelines	  Appendix	  G.	  As	  such,	  a	  
project-‐related	  traffic	  impact	  or	  cumulative	  traffic	  impact	  is	  considered	  to	  be	  significant	  if	  it	  
meets	  any	  of	  the	  following	  criteria:	  
	  

1. Conflicts	  with	  an	  applicable	  plan,	  ordinance	  or	  policy	  establishing	  measures	  of	  
effectiveness	  for	  the	  performance	  of	  the	  circulation	  system,	  taking	  into	  account	  all	  
modes	  of	  transportation	  including	  mass	  transit	  and	  non-‐motorized	  travel	  and	  relevant	  
components	  of	  the	  circulation	  system,	  including	  but	  not	  limited	  to	  intersections,	  
streets,	  highways	  and	  freeways,	  pedestrian	  and	  bicycle	  paths,	  and	  mass	  transit.	  

	  
2. Conflicts	  with	  the	  Town	  of	  Tiburon	  Level	  of	  Service	  standards	  for	  an	  unsignalized	  

intersection.	  	  Results	  in	  an	  increase	  in	  delay	  of	  five	  seconds	  or	  more	  and	  results	  in	  the	  
Caltrans	  peak	  hour	  signal	  warrant	  being	  met.	  

	  
3. Deteriorates	  regional	  roadway	  (Tiburon	  Boulevard)	  from	  LOS	  D	  to	  E	  during	  the	  PM	  peak	  

hour	  period.	  
	  

4. Results	  in	  a	  change	  in	  air	  traffic	  patterns,	  including	  either	  an	  increase	  in	  traffic	  levels	  or	  
a	  change	  in	  location	  that	  results	  in	  substantial	  safety	  risks.	  

	  
5. Substantially	  increases	  hazards	  due	  to	  a	  design	  feature	  (e.g.,	  sharp	  curves	  or	  dangerous	  

intersections)	  or	  incompatible	  uses	  (e.g.,	  farm	  equipment).	  
	  

6. Results	  in	  inadequate	  emergency	  access.	  
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7. Conflicts	  with	  adopted	  policies,	  plans,	  or	  programs	  regarding	  public	  transit,	  bicycle,	  or	  
pedestrian	  facilities,	  or	  otherwise	  decreases	  the	  performance	  or	  safety	  of	  such	  
facilities.	  

	  
Due	  to	  the	  location	  and	  characteristics	  of	  the	  project,	  certain	  conditions	  are	  not	  associated	  with	  
the	  project,	  and,	  therefore,	  are	  not	  considered	  potential	  impacts.	  	  These	  conditions	  are	  
addressed	  briefly	  below	  and	  are	  not	  discussed	  further	  in	  this	  document.	  
	  
Air	  Traffic	  
	  
The	  project	  site	  is	  not	  near	  an	  airport	  and	  would	  not	  result	  in	  changes	  to	  air	  traffic	  patterns	  or	  
create	  a	  safety	  risk.	  
	  
Roadway	  Hazard	  
	  
The	  project	  would	  not	  result	  in	  any	  new	  roads	  and	  would	  not	  create	  a	  safety	  hazard	  through	  
design	  or	  use	  of	  incompatible	  vehicles.	  
	  
Emergency	  Access	  
	  
The	  project	  would	  not	  obstruct	  emergency	  access.	  	  The	  small	  number	  of	  new	  trips	  would	  not	  
increase	  roadway	  congestion	  to	  a	  level	  that	  impedes	  emergency	  access.	  
	  
Vehicle	  Trip	  Generation	  and	  Trip	  Distribution	  
	  
To	  analyze	  the	  Project’s	  impact	  on	  the	  existing	  transportation	  system,	  the	  project’s	  vehicle	  trip	  
generation	  and	  distribution	  was	  estimated.	  It	  was	  estimated	  that	  the	  project	  would	  generate	  an	  
additional	  20	  student	  trips	  per	  day	  between	  September	  and	  April	  when	  the	  lighting	  is	  in	  use.	  
Each	  student	  was	  assumed	  to	  generate	  two	  vehicle	  trips	  per	  class.	  This	  assumes	  that,	  similar	  to	  
existing	  conditions,	  each	  student	  is	  dropped	  off	  at	  the	  TPC	  and	  the	  driver	  remains	  at	  the	  club	  
for	  the	  duration	  of	  the	  lesson.	  This	  would	  result	  in	  an	  estimated	  40	  (20	  inbound,	  20	  outbound)	  
additional	  vehicle	  trips	  per	  day	  during	  this	  time	  frame.	  
	  
This	  methodology	  should	  be	  considered	  conservative	  as	  it	  is	  likely	  that	  the	  resulting	  vehicle	  trip	  
generation	  would	  be	  lower.	  It	  assumes	  that	  each	  trip	  to	  the	  project	  is	  a	  unique	  trip	  rather	  than	  
being	  part	  of	  a	  trip	  the	  driver	  would	  be	  taking	  for	  other	  purposes.	  In	  addition,	  students	  might	  
carpool,	  walk,	  or	  bike	  to	  the	  club.	  However,	  this	  conservative	  assumption	  compensates	  for	  
some	  parents	  who	  may	  not	  stay	  at	  the	  club	  for	  the	  duration	  of	  each	  lesson.	  	  Based	  on	  the	  class	  
schedule,	  it	  is	  expected	  that	  these	  project-‐generated	  trips	  would	  occur	  between	  3:00	  PM	  and	  
7:45	  PM	  in	  the	  winter	  with	  half	  of	  the	  20	  new	  inbound	  trips	  occurring	  during	  the	  evening	  peak	  
period	  of	  4:15	  –	  5:15	  PM	  and	  all	  of	  the	  20	  new	  outbound	  trips	  occurring	  outside	  of	  the	  peak	  
period.	  	  
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Based	  on	  a	  member	  travel	  behavior	  survey	  (see	  the	  appended	  traffic	  report	  for	  additional	  
details),	  nine	  of	  the	  ten	  project-‐generated	  inbound	  PM	  peak	  hour	  trips	  would	  be	  added	  to	  the	  
Tiburon	  Boulevard	  /	  Mar	  West	  Street	  
intersection.	  
	  
2.	   Impact	  Analysis	  	  
	  
Impact	  4.2-‐A	  	   The	  project	  would	  add	  trips	  during	  the	  PM	  peak	  hour,	  increasing	  delay	  for	  

drivers	  turning	  from	  Mar	  West	  Street	  onto	  Tiburon	  Boulevard	  by	  one	  
second.	  	  This	  would	  be	  a	  less-‐than-‐significant	  impact.	  

	  
The	  number	  of	  trips	  generated	  by	  the	  project	  were	  added	  to	  the	  study	  intersection	  and	  
analyzed	  to	  determine	  LOS.	  Intersection	  operating	  conditions	  during	  the	  AM	  peak	  hour	  would	  
mot	  be	  affected	  by	  the	  project	  because	  the	  new	  trips	  generated	  by	  the	  project	  would	  occur	  
between	  3:00	  and	  7:45	  PM.	  	  
	  
Under	  existing	  plus	  project	  conditions,	  the	  addition	  of	  project-‐generated	  vehicle	  trips	  to	  the	  
study	  intersection	  would	  not	  change	  the	  operation	  of	  the	  intersection	  as	  a	  whole.	  The	  
intersection	  would	  continue	  to	  operate	  at	  LOS	  D.	  Both	  stop	  sign-‐controlled	  movements	  from	  
Mar	  West	  Street	  would	  increase	  delay	  per	  vehicle	  by	  one	  second,	  but	  this	  would	  not	  change	  the	  
LOS	  for	  the	  intersection.	  	  While	  the	  two	  stop-‐controlled	  movements	  are	  currently	  considered	  
unacceptable	  because	  of	  delays,	  the	  intersection	  as	  a	  whole	  itself	  operates	  acceptably.	  	  
Therefore,	  the	  project	  would	  not	  significantly	  affect	  operations	  at	  this	  intersection.	  
	  
The	  project	  would	  not	  significantly	  impact	  transit,	  bicycle,	  and	  pedestrian	  facilities	  as	  most	  new	  
trips	  generated	  by	  the	  project	  would	  likely	  be	  vehicular	  trips.	  Any	  additional	  trips	  by	  other	  
modes	  would	  be	  minor	  and	  could	  be	  accommodated	  by	  the	  existing	  transit,	  pedestrian,	  and	  
bicycle	  facilities.	  
	  
Caltrans	  requested	  in	  a	  comment	  letter	  on	  the	  NOP	  that	  the	  EIR	  traffic	  analysis	  include	  a	  
discussion	  of	  project	  impacts	  resulting	  from	  an	  increase	  in	  Vehicle	  Miles	  Travelled	  (i.e.,	  the	  
number	  of	  miles	  travelled	  per	  new	  trip	  generated	  by	  the	  project).	  	  The	  project	  would	  be	  
expected	  to	  generate	  40	  new	  trips	  per	  day	  over	  approximately	  220	  days	  (September	  8	  to	  April	  
15).	  	  Conservatively	  assuming	  that	  an	  average	  trip	  is	  3	  miles	  (it	  is	  2	  miles	  from	  the	  site	  to	  Trestle	  
Glen	  Boulevard	  and	  about	  4	  miles	  to	  Highway	  101),	  the	  project	  would	  add	  120	  VMT	  per	  day	  or	  
about	  26,000	  VMT	  per	  year	  (or	  71	  VMT	  per	  average	  day,	  which	  is	  about	  the	  equivalent	  of	  the	  
annual	  VMT	  generated	  by	  two	  single-‐family	  residences).	  	  This	  is	  a	  very	  small	  increase	  in	  VMT	  
generated	  in	  Tiburon.	  	  In	  addition,	  the	  increase	  may	  not	  be	  this	  great	  as	  there	  is	  mass	  transit	  
available	  on	  Tiburon	  Boulevard	  as	  well	  as	  sidewalk	  connections	  from	  the	  project	  site	  to	  Tiburon	  
Boulevard	  and	  the	  Class	  I	  bicycle	  path	  and	  walkway	  on	  Old	  Rail	  Trail	  across	  that	  street.	  	  
Consistent	  with	  Caltrans’	  recommendations,	  the	  site	  is	  a	  facility	  that	  is	  near	  walking	  and	  
bicycling	  facilities	  and	  mass	  transit	  stops.	  	  Other	  trip	  reduction	  actions	  suggested	  by	  Caltrans	  in	  
their	  NOP	  response	  seem	  unwarranted	  for	  a	  project	  that	  generates	  so	  few	  new	  trips.	  	  Caltrans	  
recommends	  that	  the	  Town	  establish	  a	  Transportation	  Management	  Association	  in	  partnership	  
with	  developments	  in	  the	  area	  to	  pursue	  aggressive	  trip	  reduction	  targets,	  but	  such	  a	  program	  
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is	  outside	  the	  authority	  of	  the	  project	  proponents	  to	  implement.	  	  Though	  not	  warranted	  by	  the	  
project	  size,	  the	  Town	  may	  wish	  to	  require	  the	  applicant	  to	  establish	  a	  formal	  carpooling	  plan	  
that	  encourages	  carpooling	  of	  all	  students	  to	  the	  Junior	  Tennis	  Center.	  
	  
3.	   Cumulative	  Impacts	  	  
	  
Impact	  4.2-‐B	  	   Project	  development,	  in	  conjunction	  with	  other	  projected	  development	  

could	  result	  in	  traffic	  impacts.	  	  This	  is	  a	  potentially	  significant	  cumulative	  
impact.	  

	  
Under	  the	  baseline	  cumulative	  conditions	  (see	  the	  appended	  traffic	  report	  for	  the	  calculations	  
used	  to	  determine	  the	  future	  baseline	  conditions	  from	  cumulative	  development	  in	  the	  area),	  
the	  stop-‐controlled	  movements	  at	  the	  study	  intersection	  would	  operate	  at	  LOS	  F.	  Under	  
cumulative	  baseline	  plus	  the	  addition	  of	  project-‐	  generated	  traffic,	  the	  stop-‐controlled	  
movements	  would	  also	  be	  expected	  to	  behave	  at	  a	  LOS	  F	  with	  a	  delay	  greater	  than	  80	  seconds	  
per	  vehicle.	  Project-‐related	  traffic	  would	  increase	  vehicular	  delay	  at	  these	  approaches	  by	  more	  
than	  five	  seconds	  and	  could	  potentially	  result	  in	  a	  significant	  impact.	  Intersection	  operations	  
under	  both	  the	  cumulative	  and	  cumulative	  plus	  project	  conditions	  exceed	  the	  Town’s	  
significance	  threshold	  of	  a	  LOS	  D	  for	  the	  study	  intersection	  during	  the	  PM	  peak	  hour.	  	  
Accordingly,	  the	  project	  would	  make	  a	  cumulatively	  considerable	  contribution	  to	  the	  
cumulative	  impact	  on	  LOS	  operations	  for	  this	  intersection.	  
	  
The	  Town’s	  significance	  criteria	  requires	  a	  signal	  warrant	  analysis	  for	  any	  intersection	  in	  which	  
vehicular	  delay	  would	  be	  increased	  by	  five	  seconds	  or	  more	  as	  a	  result	  of	  the	  addition	  of	  new	  
project	  trips.	  The	  peak	  hour	  signal	  warrant	  analysis	  was	  done	  and	  determined	  that	  under	  both	  
cumulative	  and	  cumulative	  plus	  project	  conditions,	  the	  study	  intersection	  would	  meet	  the	  peak	  
hour	  traffic	  signal	  warrant.	  Although	  the	  project	  does	  increase	  delay	  at	  the	  Tiburon	  Boulevard	  /	  
Mar	  West	  Street	  intersection,	  a	  traffic	  signal	  is	  warranted	  without	  the	  addition	  of	  the	  Project-‐
generated	  trips.	  The	  Project’s	  contribution	  to	  the	  intersection	  once	  it	  is	  signalized	  is	  0.51%	  of	  
total	  intersection	  volume	  under	  the	  Cumulative	  plus	  Project	  condition.	  	  Therefore,	  the	  project	  
would	  make	  a	  less	  than	  cumulatively	  considerable	  contribution	  to	  the	  cumulative	  impact	  on	  
operations	  of	  the	  study	  intersection	  once	  it	  is	  signalized.	  	  
	  
The	  Tiburon	  Boulevard	  /	  Mar	  West	  intersection	  is	  in	  Caltrans	  jurisdiction	  and	  Caltrans	  requires	  a	  
roundabout	  to	  be	  considered	  at	  any	  intersection	  that	  meets	  the	  traffic	  signal	  warrant.	  An	  LOS	  
analysis	  was	  done	  at	  the	  study	  intersection	  operating	  as	  a	  roundabout	  under	  both	  cumulative	  
and	  cumulative	  plus	  project	  conditions.	  	  
	  
Under	  cumulative	  conditions,	  a	  roundabout	  at	  the	  Tiburon	  Boulevard	  /	  Mar	  West	  Street	  
intersection	  would	  operate	  at	  an	  LOS	  D	  with	  an	  average	  intersection	  delay	  of	  28	  seconds	  per	  
vehicle.	  The	  addition	  of	  project-‐generated	  vehicles	  would	  add	  one	  second	  of	  delay	  per	  vehicle	  
across	  the	  intersection,	  and	  the	  intersection	  would	  continue	  to	  operate	  at	  an	  LOS	  D.	  
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Mitigation	  Measures	  
	  
4.2-‐B.1	   Applicable	  traffic	  mitigation	  fees	  shall	  be	  paid	  by	  the	  applicant	  at	  the	  time	  of	  

issuance	  of	  the	  building	  permit.	  The	  Town	  shall	  apply	  to	  Caltrans	  for	  signalization	  or	  
installation	  of	  a	  rotary/traffic	  circle	  at	  the	  intersection	  of	  Mar	  West	  Street	  and	  
Tiburon	  Boulevard	  once	  a	  signal	  warrant	  is	  met.	  The	  Town	  shall	  employ	  its	  own	  
criteria	  for	  ranking	  and	  prioritization,	  including	  other	  signal	  warrants	  and	  accident	  
history,	  when	  considering	  the	  need	  and	  timing	  for	  traffic	  signal	  or	  a	  rotary/traffic	  
circle	  installation.	  The	  Town	  shall	  coordinate	  with	  Caltrans	  when	  planning	  and	  
implementing	  the	  mitigation,	  but	  the	  final	  decision	  regarding	  signalization	  or	  a	  
rotary/traffic	  circle	  lies	  with	  Caltrans.	   	  

	  
Impact	  Significance	  After	  Mitigation	  
	  
The	  recommended	  mitigation	  ensures	  that	  the	  project	  pays	  its	  fair	  share	  of	  signalization	  or	  
installing	  a	  roundabout	  at	  the	  study	  intersection	  at	  the	  time	  such	  improvement	  is	  warranted	  
and	  approved	  by	  the	  Town	  and	  Caltrans.	  	  The	  mitigation	  reduces	  the	  project’s	  incremental	  
increase	  of	  trips	  to	  a	  level	  that	  is	  less	  than	  cumulatively	  considerable.	  
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4.3	   NOISE	  	  
	  
A.	   Setting	  
	  
1.	   Background	  Information	  on	  Noise	  and	  Vibration	  

a.	   Fundamentals	  of	  Noise	  

Noise	  may	  be	  defined	  as	  unwanted	  sound.	  Noise	  is	  usually	  objectionable	  because	  it	  is	  
disturbing	  or	  annoying.	  The	  objectionable	  nature	  of	  a	  sound	  could	  be	  caused	  by	  its	  pitch	  or	  its	  
loudness.	  Pitch	  is	  the	  height	  or	  depth	  of	  a	  tone	  or	  sound,	  depending	  on	  the	  relative	  rapidity	  
(frequency)	  of	  the	  vibrations	  by	  which	  it	  is	  produced.	  Higher	  pitched	  signals	  sound	  louder	  to	  
humans	  than	  sounds	  with	  a	  lower	  pitch.	  Loudness	  is	  intensity	  of	  sound	  waves	  combined	  with	  
the	  reception	  characteristics	  of	  the	  ear.	  Intensity	  may	  be	  compared	  with	  the	  height	  of	  an	  ocean	  
wave	  in	  that	  it	  is	  a	  measure	  of	  the	  amplitude	  of	  the	  sound	  wave.	  	  
	  
In	  addition	  to	  the	  concepts	  of	  pitch	  and	  loudness,	  there	  are	  several	  noise	  measurement	  scales	  
which	  are	  used	  to	  describe	  noise	  in	  a	  particular	  location.	  A	  decibel	  (dB)	  is	  a	  unit	  of	  
measurement	  which	  indicates	  the	  relative	  amplitude	  of	  a	  sound.	  The	  zero	  on	  the	  decibel	  scale	  
is	  based	  on	  the	  lowest	  sound	  level	  that	  the	  healthy,	  unimpaired	  human	  ear	  can	  detect.	  Sound	  
levels	  in	  decibels	  are	  calculated	  on	  a	  logarithmic	  basis.	  An	  increase	  of	  10	  decibels	  represents	  a	  
ten-‐fold	  increase	  in	  acoustic	  energy,	  while	  20	  decibels	  is	  100	  times	  more	  intense,	  30	  decibels	  is	  
1,000	  times	  more	  intense,	  etc.	  There	  is	  a	  relationship	  between	  the	  subjective	  noisiness	  or	  
loudness	  of	  a	  sound	  and	  its	  intensity.	  Each	  10	  decibel	  increase	  in	  sound	  level	  is	  perceived	  as	  
approximately	  a	  doubling	  of	  loudness	  over	  a	  fairly	  wide	  range	  of	  intensities.	  Technical	  terms	  are	  
defined	  in	  Table	  4.3-‐1.	  	  
	  
There	  are	  several	  methods	  of	  characterizing	  sound.	  The	  most	  common	  in	  California	  is	  the	  A-‐
weighted	  sound	  level	  or	  dBA.	  This	  scale	  gives	  greater	  weight	  to	  the	  frequencies	  of	  sound	  to	  
which	  the	  human	  ear	  is	  most	  sensitive.	  Representative	  outdoor	  and	  indoor	  noise	  levels	  in	  units	  
of	  dBA	  are	  shown	  in	  Table	  4.3-‐2.	  Because	  sound	  levels	  can	  vary	  markedly	  over	  a	  short	  period	  of	  
time,	  a	  method	  for	  describing	  either	  the	  average	  character	  of	  the	  sound	  or	  the	  statistical	  
behavior	  of	  the	  variations	  must	  be	  utilized.	  Most	  commonly,	  environmental	  sounds	  are	  
described	  in	  terms	  of	  an	  average	  level	  that	  has	  the	  same	  acoustical	  energy	  as	  the	  summation	  of	  
all	  the	  time-‐varying	  events.	  This	  energy-‐equivalent	  sound/noise	  descriptor	  is	  called	  Leq.	  The	  
most	  common	  averaging	  period	  is	  hourly,	  but	  Leq	  can	  describe	  any	  series	  of	  noise	  events	  of	  
arbitrary	  duration.	  	  
	  
The	  scientific	  instrument	  used	  to	  measure	  noise	  is	  the	  sound	  level	  meter.	  Sound	  level	  meters	  
can	  accurately	  measure	  environmental	  noise	  levels	  to	  within	  about	  plus	  or	  minus	  1	  dBA.	  
Various	  computer	  models	  are	  used	  to	  predict	  environmental	  noise	  levels	  from	  sources,	  such	  as	  
roadways	  and	  airports.	  The	  accuracy	  of	  the	  predicted	  models	  depends	  upon	  the	  distance	  the	  
receptor	  is	  from	  the	  noise	  source.	  Close	  to	  the	  noise	  source,	  the	  models	  are	  accurate	  to	  within	  
about	  plus	  or	  minus	  1	  to	  2	  dBA.	  
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Since	  the	  sensitivity	  to	  noise	  increases	  during	  the	  evening	  and	  at	  night	  (because	  excessive	  noise	  
interferes	  with	  the	  ability	  to	  sleep),	  24-‐hour	  descriptors	  have	  been	  developed	  that	  incorporate	  
artificial	  noise	  penalties	  added	  to	  quiet-‐time	  noise	  events.	  The	  Community	  Noise	  Equivalent	  
Level	  (CNEL)	  is	  a	  measure	  of	  the	  cumulative	  noise	  exposure	  in	  a	  community,	  with	  a	  five	  dB	  
penalty	  added	  to	  evening	  (7:00	  p.m.	  to	  10:00	  p.m.)	  and	  a	  ten	  dB	  addition	  to	  nocturnal	  (10:00	  
p.m.	  to	  7:00	  a.m.)	  noise	  levels.	  The	  Day-‐Night	  Average	  Sound	  Level	  (Ldn)	  is	  essentially	  the	  same	  
as	  CNEL,	  with	  the	  exception	  that	  the	  evening	  time	  period	  is	  dropped	  and	  all	  occurrences	  during	  
this	  three-‐hour	  period	  are	  grouped	  into	  the	  day-‐time	  period.	  

b.	   Effects	  of	  Noise	  

The	  effects	  of	  noise	  on	  people	  can	  be	  placed	  into	  three	  categories:	  
	  

1. Subjective	  effects	  of	  annoyance,	  nuisance,	  dissatisfaction;	  
	  

2. Interference	  with	  activities	  such	  as	  speech,	  sleep,	  learning;	  and	  
	  

3. Physiological	  effects	  such	  as	  hearing	  loss	  or	  sudden	  startling.	  
	  

Environmental	  noise	  typically	  produces	  effects	  in	  the	  first	  two	  categories.	  Workers	  in	  industrial	  
plants	  can	  experience	  noise	  in	  the	  last	  category.	  There	  is	  no	  agreed	  upon	  method	  to	  measure	  
the	  subjective	  effects	  of	  noise,	  or	  the	  corresponding	  reactions	  of	  annoyance	  and	  dissatisfaction.	  
A	  wide	  variation	  in	  individual	  thresholds	  of	  annoyance	  exists,	  and	  different	  tolerances	  to	  noise	  
tend	  to	  develop	  based	  on	  an	  individual’s	  past	  experiences	  with	  noise.	  Therefore,	  an	  important	  
way	  of	  predicting	  a	  human	  reaction	  to	  a	  new	  noise	  environment	  is	  the	  way	  it	  compares	  to	  the	  
existing	  environment	  to	  which	  one	  has	  adapted:	  the	  so	  called	  “ambient	  noise”	  level.	  In	  general,	  
the	  more	  a	  new	  noise	  exceeds	  the	  previously	  existing	  ambient	  noise	  level,	  the	  less	  acceptable	  
the	  new	  noise	  will	  be	  judged	  by	  those	  hearing	  it.	  With	  regard	  to	  increases	  in	  A-‐weighted	  noise	  
level,	  the	  following	  relationships	  occur:	  
	  

1. Except	  in	  carefully	  controlled	  laboratory	  experiments,	  a	  change	  of	  1	  dB	  cannot	  be	  
perceived;	  

	  
2. Outside	  of	  the	  laboratory,	  a	  3	  dB	  change	  is	  considered	  a	  just-‐perceivable	  difference;	  

	  
3. A	  change	  in	  level	  of	  at	  least	  5	  dB	  is	  required	  before	  any	  noticeable	  change	  in	  human	  

response	  would	  be	  expected;	  and	  
	  

4. A	  10	  dB	  change	  is	  subjectively	  heard	  as	  approximately	  a	  doubling	  in	  loudness,	  and	  can	  
cause	  adverse	  response.	  

	  
Because	  the	  decibel	  scale	  is	  based	  on	  logarithms,	  two	  noise	  sources	  do	  not	  combine	  in	  a	  simple	  
additive	  fashion,	  but	  rather	  logarithmically.	  For	  example,	  if	  two	  identical	  noise	  sources	  produce	  
noise	  levels	  of	  50	  dBA,	  the	  combined	  sound	  level	  would	  be	  53	  dBA,	  not	  100	  dBA.	  
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Table	  4.3-‐1	  
Definitions	  of	  Acoustical	  Terms	  

	   Term	   	   Definitions	  

Decibel	  (dB)	   A	   unit	   describing	   the	   amplitude	  of	   sound,	   equal	   to	   20	   times	   the	   logarithm	   to	   the	  
base	   10	   of	   the	   ratio	   of	   the	   pressure	   of	   the	   sound	   measured	   to	   the	   reference	  
pressure,	  which	  is	  20	  micropascals	  (20	  micronewtons	  per	  square	  meter).	  

Frequency	  (Hz)	   The	   number	   of	   complete	   pressure	   fluctuations	   per	   second	   above	   and	   below	  
atmospheric	  pressure.	  

A-‐Weighted	  
Sound	   Level	  
(dBA)	  

The	  sound	  pressure	  level	  in	  decibels	  as	  measured	  on	  a	  sound	  level	  meter	  using	  the	  
A-‐weighting	   filter	  network.	  The	  A-‐weighting	   filter	  de-‐emphasizes	   the	  very	   low	  and	  
very	  high	  frequency	  components	  of	  the	  sound	  in	  a	  manner	  similar	  to	  the	  frequency	  
response	  of	   the	  human	  ear	  and	  correlates	  well	  with	  subjective	   reactions	   to	  noise.	  
All	  sound	  levels	  in	  this	  report	  are	  A-‐weighted.	  

L01,	  L10,	  L50,	  L90	   The	  A-‐weighted	  noise	  levels	  that	  are	  exceeded	  1%,	  10%,	  50%,	  and	  90%	  of	  the	  time	  
during	  the	  measurement	  period.	  

Equivalent	  
Noise	  Level	  (Leq)	  

The	  average	  A-‐weighted	  noise	  level	  during	  the	  measurement	  period.	  

Community	  
Noise	  
Equivalent	  Level	  
(CNEL)	  

The	  average	  A-‐weighted	  noise	  level	  during	  a	  24-‐hour	  day,	  obtained	  after	  addition	  of	  
5	   decibels	   in	   the	   evening	   from	   7:00	   p.m.	   to	   10:00	   p.m.	   and	   after	   addition	   of	   10	  
decibels	  to	  sound	  levels	  in	  the	  night	  between	  10:00	  p.m.	  and	  7:00	  a.m.	  

Day/Night	  Noise	  
Level	  (Ldn)	  

The	  average	  A-‐weighted	  noise	  level	  during	  a	  24-‐hour	  day,	  obtained	  after	  addition	  of	  
10	  decibels	  to	  levels	  measured	  in	  the	  night	  between	  10:00	  p.m.	  and	  7:00	  a.m.	  

Lmax,	  Lmin	   The	   maximum	   and	   minimum	   A-‐weighted	   noise	   level	   during	   the	   measurement	  
period.	  

Ambient	   Noise	  
Level	  

The	  composite	  of	  noise	  from	  all	  sources	  near	  and	  far.	  The	  normal	  or	  existing	  level	  of	  
environmental	  noise	  at	  a	  given	  location.	  

Intrusive	   That	   noise	   which	   intrudes	   over	   and	   above	   the	   existing	   ambient	   noise	   at	   a	   given	  
location.	   The	   relative	   intrusiveness	   of	   a	   sound	   depends	   upon	   its	   amplitude,	  
duration,	  frequency,	  and	  time	  of	  occurrence	  and	  tonal	  or	   informational	  content	  as	  
well	  as	  the	  prevailing	  ambient	  noise	  level.	  

Source:	  Handbook	  of	  Acoustical	  Measurements	  and	  Noise	  Control,	  Harris,	  1998.	  	  
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Table	  4.3-‐2	  
Typical	  Noise	  Levels	  in	  the	  Environment	  

	  
Common	  Outdoor	  Activities	  

	  
Noise	  Level	  (dBA)	  

	  
Common	  Indoor	  Activities	  

	   110	  dBA	   Rock	  band	  

Jet	  fly-‐over	  at	  1,000	  feet	   	   	  

	   100	  dBA	   	  

Gas	  lawn	  mower	  at	  3	  feet	   	   	  

	   90	  dBA	   	  

Diesel	  truck	  at	  50	  feet	  at	  50	  mph	   	   Food	  blender	  at	  3	  feet	  

	   80	  dBA	   Garbage	  disposal	  at	  3	  feet	  

Noisy	  urban	  area,	  daytime	   	   	  

Gas	  lawn	  mower,	  100	  feet	   70	  dBA	   Vacuum	  cleaner	  at	  10	  feet	  

Commercial	  area	   	   Normal	  speech	  at	  3	  feet	  

Heavy	  traffic	  at	  300	  feet	   60	  dBA	   	  

	   	   Large	  business	  office	  

Quiet	  urban	  daytime	   50	  dBA	   Dishwasher	  in	  next	  room	  

	   	   	  

Quiet	  urban	  nighttime	   40	  dBA	  
Theater,	  large	  conference	  

room	  
Quiet	  suburban	  nighttime	   	   	  

	   30	  dBA	   Library	  
Quiet	  rural	  nighttime	   	   Bedroom	  at	  night	  	  

	   20	  dBA	   	  
	   	   Silent	  broadcast/recording	  

studio	  	   10	  dBA	   	  
	  

	   0	  dBA	   	  

Source:	  	   Technical	  Noise	  Supplement	  (TeNS),	  California	  Department	  of	  Transportation,	  September	  2013.	  
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B.	   Regulatory	  Framework	  	  

Tiburon	  2020	  General	  Plan	  

The	  Tiburon	  General	  Plan	  Noise	  Element	  contains	  policies	  and	  programs	  pertinent	  to	  noise,	  
including:	  
	  
Policy	  N-‐1:	  The	  Town	  shall	  use	  the	  Noise	  and	  Land	  Use	  Compatibility	  Guidelines	  contained	  
herein	  to	  determine	  where	  noise	  levels	  in	  the	  community.	  
	  
For	  residential	  uses,	  an	  exterior	  Ldn	  of	  up	  to	  60	  decibels	  is	  considered	  “normally	  acceptable.”	  
For	  commercial	  uses,	  up	  to	  65	  decibels	  is	  considered	  “normally	  acceptable.”	  
	  
Policy	  N-‐4:	  If	  the	  projected	  noise	  environment	  for	  a	  project	  exceeds	  the	  standards	  identified	  in	  
the	  Noise	  and	  Land	  Use	  Compatibility	  Guidelines,	  the	  Town	  shall	  require	  an	  acoustical	  analysis	  
so	  that	  noise	  mitigation	  measures	  can	  be	  incorporated	  into	  the	  project	  design.	  
	  
Policy	  N-‐6:	  Hours	  of	  use	  of	  recreation	  and	  commercial	  facilities	  should	  be	  regulated	  to	  minimize	  
offensive	  noise	  to	  ensure	  compatibility	  between	  such	  facilities	  and	  nearby	  residential	  areas.	  
	  
Policy	  N-‐10:	  	  Standard	  quiet	  construction	  methods	  shall	  be	  used	  where	  feasible	  and	  when	  
construction	  activities	  take	  place	  within	  500	  feet	  of	  noise	  sensitive	  areas.	  
	  
Tiburon	  Municipal	  Code	  
	  
The	  Tiburon	  Municipal	  Code	  (Title	  4,	  Chapter	  13-‐6)	  limits	  construction	  to	  the	  hours	  of	  7:00	  a.m.	  
to	  5:00	  p.m.	  Monday	  through	  Friday	  and	  9:30	  a.m.	  to	  4:00	  p.m.	  on	  Saturday	  (on	  Saturday	  only	  
“quiet	  work”	  is	  allowed,	  which	  would	  be	  work	  that	  does	  not	  generate	  noise	  audible	  beyond	  the	  
property	  line).	  Additionally,	  heavy	  equipment	  can	  only	  be	  used	  from	  8:00	  a.m.	  to	  5:00	  p.m.	  on	  
Monday	  through	  Friday.	  	  
	  
C.	   Potential	  Impacts	  and	  Mitigations	  
	  
1.	   Criteria	  Used	  to	  Determine	  Impact	  Significance	  
	  
A	  project	  would	  typically	  have	  a	  significant	  impact	  if	  it	  meets	  any	  of	  the	  following	  criteria.	  
	  

1. Exposes	  people	  to,	  or	  generates,	  noise	  levels	  in	  excess	  of	  the	  thresholds	  set	  forth	  in	  the	  
Tiburon	  2020	  General	  Plan	  or	  Municipal	  Code.	  	  

	  
2. Causes	  a	  substantial	  permanent	  increase	  in	  ambient	  noise	  levels	  in	  the	  project	  vicinity	  

above	  the	  noise	  levels	  existing	  without	  the	  project.	  A	  noise	  impact	  would	  be	  identified	  
if	  the	  permanent	  noise	  level	  increase	  resulting	  from	  the	  project	  is	  3	  dBA	  Ldn	  or	  greater.	  
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3. Causes	  a	  substantial	  temporary	  or	  periodic	  increase	  in	  ambient	  noise	  levels	  in	  the	  
project	  vicinity	  above	  levels	  existing	  without	  the	  project.	  The	  Town	  of	  Tiburon	  does	  not	  
have	  adopted	  limits	  for	  construction	  noise	  other	  than	  to	  regulate	  the	  hours	  
construction	  can	  occur.	  Commonly,	  a	  substantial	  temporary	  noise	  increase	  is	  defined	  as	  
construction	  noise	  levels	  that	  exceeds	  60	  dBA	  Leq	  and	  the	  ambient	  noise	  environment	  
by	  at	  least	  5	  dBA	  Leq	  for	  a	  period	  of	  more	  than	  one	  year.4	  

	  
4. Exposes	  people	  to	  or	  generates	  excessive	  groundborne	  vibration	  or	  ground-‐borne	  noise	  

levels.	  	  
	  

5. Exposes	  people	  residing	  or	  working	  in	  the	  project	  area	  to	  excessive	  noise	  levels;	  applies	  
to	  projects	  located	  within	  an	  airport	  land	  use	  plan	  or,	  where	  such	  a	  plan	  has	  not	  been	  
adopted,	  within	  two	  miles	  of	  a	  public	  airport	  or	  public	  use	  airport,	  would	  the	  project.	  

	  
6. Exposes	  people	  residing	  or	  working	  in	  the	  project	  area	  to	  excessive	  noise	  levels;	  applies	  

to	  projects	  within	  the	  vicinity	  of	  a	  private	  airstrip.	  
	  
Due	  to	  the	  location	  and	  characteristics	  of	  the	  project,	  certain	  conditions	  are	  not	  associated	  with	  
the	  project,	  and,	  therefore,	  are	  not	  considered	  potential	  impacts.	  These	  conditions	  are	  
addressed	  briefly	  below	  and	  are	  not	  discussed	  further	  in	  this	  document.	  
	  
Groundborne	  Vibrations	  
	  
Project	  construction	  would	  not	  require	  substantial	  or	  prolonged	  use	  of	  heavy	  equipment	  that	  
would	  cause	  significant	  groundborne	  vibrations	  on	  or	  off	  the	  TPC	  property.	  The	  Initial	  Study	  
found	  that	  potential	  impacts	  per	  Criterion	  4	  were	  less	  than	  significant	  and	  did	  not	  require	  
additional	  analysis.	  
	  
Airport	  Noise	  
	  
Construction	  of	  the	  project	  would	  not	  expose	  people	  to	  excessive	  noise	  from	  airports,	  so	  there	  
would	  be	  no	  impact	  per	  Criteria	  5	  and	  6.	  
	  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
4	  The	  rationale	  of	  the	  standard	  is	  as	  follows.	  1)	  The	  one-‐year	  duration	  defines	  what	  would	  be	  considered	  
“temporary”.	   One-‐year	   is	   representative	   of	   the	   amount	   of	   time	   typically	   required	   to	   construct	   most	  
projects	   and	   consistent	   with	   most	   people’s	   expectations	   for	   a	   project’s	   duration.	   In	   the	   noise	  
consultants’	   professional	   opinion,	   one-‐year	   is	   a	   reasonable	   amount	   of	   time	   for	   persons	   of	   normal	  
sensitivity	  to	  be	  subject	  to	  daytime	  construction	  noise.	  2)	  The	  60	  dBA	  Leq	  noise	  level	  threshold	  is	  derived	  
from	  speech	   interference	  studies.	  Noise	   levels	  above	  60	  dBA	  Leq	  begin	   to	   result	   in	   speech	   interference	  
and	  persons	  must	   raise	   their	  voices	   to	  be	  clearly	  heard.	  Exterior	  noise	   levels	  exceeding	  60	  dBA	  Leq	  can	  
also	  result	   in	  activity	   interference	   indoors.	  3)	  The	  construction	  noise	  must	  also	  be	  5	  dBA	  Leq	  above	  the	  
ambient	  to	  be	  clearly	  noticeable.	  The	  noise	  level	  limits	  and	  construction	  duration,	  combined,	  are	  used	  to	  
assess	  the	  potential	  for	  a	  substantial	  temporary	  noise	  increase.	  
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2.	   Impact	  Analysis	  
	  
Impact	  4.3-‐A	  	   Noise	  generated	  by	  construction	  activities	  would	  not	  result	  in	  a	  substantial	  

temporary	  noise	  increase	  at	  adjacent	  land	  uses.	  This	  impact	  would	  be	  less	  
than	  significant.	  

	  
Noise	  impacts	  resulting	  from	  construction	  depend	  upon	  the	  noise	  generated	  by	  various	  pieces	  
of	  construction	  equipment,	  the	  timing	  and	  duration	  of	  noise-‐generating	  activities,	  and	  the	  
distance	  between	  construction	  noise	  sources	  and	  noise-‐sensitive	  areas.	  Construction	  noise	  
impacts	  primarily	  result	  when	  construction	  activities	  occur	  during	  noise-‐sensitive	  times	  of	  the	  
day	  (e.g.,	  early	  morning,	  evening,	  or	  nighttime	  hours),	  the	  construction	  occurs	  in	  areas	  
immediately	  adjoining	  noise-‐sensitive	  land	  uses,	  or	  when	  construction	  lasts	  over	  extended	  
periods	  of	  time.	  Project	  construction	  is	  anticipated	  to	  occur	  over	  an	  approximate	  period	  of	  
seven	  months.	  
	  
Policy	  N-‐10	  of	  the	  Town’s	  General	  Plan	  states	  that	  standard	  quiet	  construction	  methods	  shall	  
be	  used	  where	  feasible	  when	  construction	  activities	  take	  place	  within	  500	  feet	  of	  noise	  
sensitive	  areas.	  In	  addition,	  the	  Town’s	  Municipal	  Code	  limits	  construction	  to	  the	  hours	  of	  7:00	  
a.m.	  to	  5:00	  p.m.	  Monday	  through	  Friday	  and	  9:30	  a.m.	  to	  4:00	  p.m.	  on	  Saturday	  (on	  Saturday	  
only	  “quiet	  work”	  is	  allowed,	  which	  would	  be	  work	  that	  does	  not	  generate	  noise	  audible	  
beyond	  the	  property	  line).	  Heavy	  equipment	  can	  only	  be	  used	  from	  8:00	  a.m.	  to	  5:00	  p.m.	  
Monday	  through	  Friday.	  	  
Existing	  residences	  to	  the	  east	  and	  south	  of	  the	  project	  site	  along	  Mar	  West	  Street	  would	  have	  
existing	  daytime	  ambient	  noise	  levels	  similar	  to	  the	  noise	  levels	  recorded	  at	  LT-‐1.	  Based	  on	  
these	  data,	  the	  existing	  ambient	  average	  hourly	  noise	  level	  during	  daytime	  construction	  hours	  
at	  these	  residences	  would	  be	  52	  dBA	  Leq.	  	  
	  
Noise-‐sensitive	  land	  uses	  would	  be	  temporarily	  exposed	  to	  noise	  from	  construction	  activities.	  
Table	  4.3-‐4	  presents	  the	  typical	  range	  of	  hourly	  average	  noise	  levels	  generated	  by	  different	  
phases	  of	  construction	  measured	  at	  a	  distance	  of	  50	  feet.	  The	  construction	  of	  the	  proposed	  
project	  would	  consist	  of	  site	  preparation,	  grading,	  trenching,	  and	  building/finishing.	  Hourly	  
average	  noise	  levels	  generated	  by	  equipment	  associated	  with	  the	  project	  are	  calculated	  to	  
range	  from	  71	  to	  83	  dBA	  Leq	  measured	  at	  a	  distance	  of	  50	  feet	  assuming	  the	  minimum	  required	  
equipment	  would	  be	  present	  at	  the	  site.	  	  
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	  Table	  4.3-‐4	  

Typical	  Ranges	  of	  Noise	  Levels	  at	  50	  Feet	  from	  Construction	  Sites	  (dBA	  Leq)	  
	  

Domestic	  
Housing	  

Office	  Building,	  
Hotel,	  Hospital,	  
School,	  Public	  

Works	  

Industrial	  Parking	  
Garage,	  Religious	  
Amusement	  &	  

Recreations,	  Store,	  
Service	  Station	  

Public	  Works	  
Roads	  &	  
Highways,	  
Sewers,	  and	  
Trenches	  

	   I	   II	   I	   II	   I	   II	   I	   II	  
Ground	  
Clearing	  

83	   83	   84	   84	   84	   83	   84	   84	  

Excavation	   88	   75	   89	   79	   89	   71	   88	   78	  
Foundations	   81	   81	   78	   78	   77	   77	   88	   88	  
Erection	   81	   65	   87	   75	   84	   72	   79	   78	  
Finishing	   88	   72	   89	   75	   89	   74	   84	   84	  

Source:	  	  United	  States	  Environmental	  Protection	  Agency,	  1973,	  Legal	  Compilation	  on	  Noise,	  Vol.	  1,	  p.	  2-‐104.	  
Notes:	   I	  –	  All	  pertinent	  equipment	  present	  at	  site.	  

II	  –	  Minimum	  required	  equipment	  present	  at	  site.	  

	  
Noise	  levels	  decrease	  by	  about	  6	  dBA	  for	  each	  doubling	  of	  the	  distance	  between	  the	  noise	  
source	  and	  the	  receptor.	  Shielding	  by	  buildings	  or	  terrain	  often	  result	  in	  lower	  construction	  
noise	  levels	  at	  distant	  receptors.	  There	  are	  two	  components	  of	  the	  project	  that	  would	  have	  
construction	  activities;	  the	  new	  building	  and	  the	  lights	  on	  the	  tennis	  courts.	  The	  nearest	  
residence	  along	  Mar	  West	  Street	  east	  of	  the	  TPC	  is	  175	  feet	  from	  the	  center	  of	  the	  proposed	  
building	  development	  at	  the	  north	  end	  of	  the	  existing	  courts	  and	  240	  feet	  from	  the	  center	  of	  
the	  six	  tennis	  courts.	  At	  these	  distances,	  residents	  at	  the	  nearest	  home	  would	  periodically	  
experience	  noise	  levels	  of	  60	  to	  72	  dBA	  Leq	  from	  the	  building	  site	  and	  57	  to	  69	  Leq	  from	  the	  
tennis	  courts	  lights.	  There	  are	  six	  other	  residences	  along	  Mar	  West	  Street	  that	  are	  
approximately	  270	  feet	  from	  the	  center	  of	  the	  building	  development	  site	  and	  240	  feet	  from	  the	  
center	  of	  the	  tennis	  courts.	  At	  these	  distances,	  the	  other	  residences	  along	  Mar	  West	  Street	  
would	  periodically	  experience	  noise	  levels	  of	  56	  to	  68	  dBA	  Leq	  from	  the	  building	  site	  and	  57	  to	  
69	  Leq	  from	  the	  tennis	  courts	  lights.	  	  
The	  additional	  residences	  in	  the	  neighborhood	  to	  the	  west	  and	  southwest	  overlooking	  the	  
project	  site	  are	  approximately	  500	  to	  600	  feet	  from	  the	  center	  of	  the	  construction	  areas	  for	  
both	  the	  building	  and	  tennis	  courts	  lights.	  Construction	  noise	  levels	  at	  these	  residences	  would	  
be	  expected	  to	  range	  from	  51	  to	  63	  dBA	  Leq.	  	  
	  
At	  the	  closest	  noise	  sensitive	  receptors,	  temporary	  construction	  noise	  levels	  would	  be	  above	  
the	  60	  dBA	  Leq	  threshold	  and	  exceed	  the	  ambient	  noise	  environment	  by	  5	  dBA	  Leq.	  Construction	  
for	  the	  proposed	  project	  is	  expected	  to	  last	  approximately	  seven	  months.	  Standard	  quiet	  
construction	  methods	  shall	  be	  used	  where	  feasible,	  as	  stipulated	  by	  the	  Town’s	  General	  Plan,	  
since	  the	  project’s	  construction	  activities	  take	  place	  within	  500	  feet	  of	  noise	  sensitive	  areas.	  
The	  allowable	  hours	  of	  construction,	  as	  stipulated	  in	  the	  Town’s	  Municipal	  Code,	  will	  be	  in	  
effect.	  Given	  these	  controls	  and	  the	  duration	  of	  the	  noise	  generating	  construction	  period	  is	  less	  
than	  one	  year,	  the	  project	  would	  not	  cause	  a	  significant	  noise	  impact.	  	  
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Impact	  4.3-‐B	  	   Project	  operations	  would	  not	  result	  in	  a	  permanent	  noise	  increase	  at	  

adjacent	  land	  uses	  that	  would	  be	  greater	  than	  the	  noise	  standards	  
adopted	  by	  the	  Town.	  	  This	  impact	  would	  be	  less	  than	  significant.	  

	  
Increased	  Use	  of	  the	  Tennis	  Courts	  
	  
The	  project	  would	  allow	  an	  expansion	  of	  the	  current	  junior	  clinic	  program	  and	  group	  lessons	  for	  
both	  TPC	  members	  and	  non-‐members.	  The	  applicant	  estimates	  that	  the	  proposed	  project	  
would	  increase	  usage	  of	  the	  lower	  courts	  by	  20	  more	  students	  per	  day	  between	  September	  and	  
mid-‐April,	  or	  6	  more	  students	  at	  any	  given	  time.	  	  
	  
Extensive	  measurements	  of	  noise	  levels	  generated	  during	  tennis	  matches	  were	  conducted	  for	  a	  
facility	  in	  Palo	  Alto,	  California.5	  	  The	  noise	  surveys	  found	  that	  there	  are	  two	  dominant	  noise	  
sources	  during	  matches;	  the	  ball	  being	  hit	  and	  the	  squeak	  of	  tennis	  shoes	  sliding	  on	  the	  court	  
surface.	  	  Voices	  were	  found	  to	  be	  occasionally	  audible	  during	  matches	  but	  do	  not	  significantly	  
contribute	  to	  measured	  noise	  levels.	  During	  youth	  matches,	  the	  maximum	  noise	  levels	  ranged	  
from	  64	  to	  70	  dBA	  measured	  at	  a	  distance	  of	  25	  feet.	  	  When	  volleying,	  maximum	  instantaneous	  
noise	  levels	  were	  typically	  in	  the	  range	  of	  50	  to	  60	  dBA	  measured	  at	  a	  distance	  of	  25	  feet.	  	  Shoe	  
squeaks	  fall	  within	  the	  range	  of	  volleying,	  at	  levels	  of	  approximately	  50	  to	  60	  dBA	  measured	  at	  
a	  distance	  of	  25	  feet.	  	  	  	  
	  
Noise	  data	  gathered	  during	  the	  December	  2017	  measurements	  occurred	  during	  adult	  tennis	  
lessons	  at	  all	  six	  courts.	  During	  this	  activity,	  as	  opposed	  to	  tennis	  matches	  described	  above,	  the	  
voices	  of	  the	  instructors	  and	  students	  were	  the	  dominant	  sources	  of	  noise.	  The	  talking	  was	  
continuously	  audible	  and	  ranged	  from	  50	  to	  58	  dBA	  Lmax	  at	  180	  feet	  from	  the	  center	  of	  the	  six	  
tennis	  courts.	  Noise	  levels	  from	  tennis	  ball	  strikes	  ranged	  from	  47	  to	  51	  dBA	  Lmax	  at	  180	  feet	  
from	  the	  center	  of	  the	  six	  tennis	  courts.	  Considering	  the	  noise	  adjustment	  for	  distance,	  this	  
noise	  data	  corresponded	  well	  with	  the	  previous	  data	  described	  above.	  Assuming	  this	  level	  of	  
activity	  occurred	  for	  an	  hour,	  the	  average	  hourly	  noise	  level	  during	  tennis	  playing	  was	  51	  dBA	  
Leq	  at	  a	  distance	  of	  180	  feet.	  	  
	  
The	  nearest	  residences	  to	  the	  center	  of	  the	  six	  tennis	  courts	  are	  240	  feet	  east	  of	  the	  site.	  At	  this	  
distance,	  average	  hourly	  noise	  levels	  from	  the	  tennis	  courts	  at	  the	  closest	  residences	  would	  be	  
49	  dBA	  Leq.	  The	  existing	  ambient	  noise	  levels	  during	  the	  5:00	  p.m.	  through	  8:00	  p.m.	  hours	  
ranged	  from	  46	  dBA	  Leq	  to	  52	  dBA	  Leq.	  The	  predicted	  noise	  levels	  from	  tennis	  activities	  fall	  within	  
the	  range	  of	  existing	  noise	  levels.	  Although	  the	  extended	  tennis	  noise	  into	  the	  evening	  hours	  
would	  be	  audible	  at	  the	  nearest	  residences	  and	  may	  be	  perceived	  as	  a	  nuisance	  by	  some	  
neighbors,	  it	  would	  not	  be	  a	  substantial	  noise	  increase.	  	  
	  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
5	  Proposed	  Tennis	  Facility	  at	  3009	  Middlefield	  Road,	  Palo	  Alto,	  California,	  Third	  Party	  Review	  of	  the	  Noise	  
Issues,	   prepared	   for	   City	   of	   Palo	   Alto,	   Department	   of	   Planning	   and	   Community	   Environment,	   by	  
Illingworth	  &	  Rodkin,	  Inc.,	  April	  1997.	  
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The	  Town’s	  establishes	  60	  dBA	  Ldn	  as	  the	  normally	  acceptable	  noise	  level	  at	  residential	  land	  
uses.	  The	  permanent	  noise	  level	  increase	  due	  to	  the	  project’s	  extended	  hours	  of	  tennis	  actives	  
would	  be	  up	  to	  1	  dBA	  Ldn	  at	  noise-‐sensitive	  receptors	  in	  the	  project	  vicinity.	  Existing	  ambient	  
noise	  levels	  in	  the	  project	  vicinity	  range	  from	  49	  to	  53	  dBA	  Ldn.	  Therefore,	  noise	  levels	  with	  the	  
project	  would	  continue	  to	  fall	  within	  the	  normally	  acceptable	  threshold.	  Furthermore,	  the	  
proposed	  project	  would	  not	  cause	  a	  substantial	  (3	  dBA	  Ldn	  or	  greater)	  permanent	  noise	  level	  
increase	  in	  the	  Ldn	  at	  the	  nearby	  noise-‐sensitive	  receptors.	  	  
	  	  
Increased	  Traffic	  
	  
The	  project	  would	  generate	  new	  trips	  on	  Mar	  West	  Street.	  Noise	  from	  passing	  vehicles	  could	  be	  
audible	  to	  residents	  in	  the	  project	  vicinity.	  Given	  existing	  traffic	  volumes,	  the	  maximum	  daily	  
average	  increase	  of	  40	  trips	  during	  the	  winter	  that	  the	  project	  would	  generate	  (this	  is	  a	  worst-‐
case	  trip	  generation	  that	  assumes	  all	  additional	  students	  would	  be	  transported	  by	  motor	  
vehicles	  and	  no	  carpooling	  or	  walking),	  the	  project	  would	  not	  measurably	  affect	  hourly	  or	  daily	  
noise	  levels	  along	  Mar	  West	  Street	  or	  more	  distant	  streets.	  The	  noise	  increase	  would	  be	  
expected	  to	  be	  less	  than	  1	  dBA	  Leq/Ldn.	  	  
	  
3.	   Cumulative	  Impacts	  	  
	  
Impact	  4.3-‐C	  	   Noise	  associated	  with	  the	  project	  in	  combination	  with	  other	  local	  

development	  would	  not	  result	  in	  significant	  cumulative	  noise	  impacts.	  
	  
The	  geographic	  area	  for	  noise	  impacts	  is	  the	  area	  containing	  projects	  close	  enough	  to	  the	  
proposed	  project	  where	  both	  the	  noise	  would	  be	  audible	  at	  the	  same	  time	  and	  where	  the	  noise	  
could	  combine	  to	  result	  in	  a	  louder	  noise	  level	  than	  caused	  by	  the	  project	  itself;	  or	  where	  the	  
combined	  traffic	  would	  cause	  a	  cumulative	  noise	  impact.	  
	  
No	  other	  projects	  are	  proposed	  or	  planned	  at	  the	  TPC	  or	  in	  the	  project	  area.	  There	  are	  no	  vacant	  
parcels	  near	  the	  project	  site	  that	  might	  be	  developed	  during	  the	  period	  the	  project	  is	  being	  
constructed.	  As	  such,	  the	  project	  would	  not	  combine	  with	  construction	  of	  other	  nearby	  projects	  
to	  cause	  a	  cumulative	  noise	  impact.	  
	  
Traffic	  volumes	  under	  the	  Cumulative	  and	  Cumulative	  Plus	  Project	  scenarios	  were	  compared	  to	  
the	  Existing	  scenario	  to	  calculate	  the	  relative	  increase	  in	  traffic	  noise	  attributable	  to	  the	  project.	  
The	  project	  traffic	  would	  not	  make	  a	  measurable	  noise	  contribution	  to	  the	  noise	  levels	  at	  any	  of	  
the	  roadway	  segments	  analyzed	  in	  the	  traffic	  study.	  There	  would	  be	  no	  cumulative	  traffic	  noise	  
impact.	  
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4.4	   AIR	  QUALITY	  
	  
A.	   Setting	  
	  
The	  project	  is	  located	  within	  the	  San	  Francisco	  Bay	  Area	  (Bay	  Area)	  Air	  Basin.	  Air	  quality	  in	  the	  
Bay	  Area	  Air	  Basin	  is	  governed	  by	  the	  Bay	  Area	  Air	  Quality	  Management	  District	  (BAAQMD).	  The	  
Bay	  Area	  Air	  Basin	  is	  currently	  classified	  as	  non-‐attainment	  for	  the	  1-‐hour	  State	  ozone	  standard	  
as	  well	  as	  for	  the	  federal	  and	  State	  8-‐hour	  standards.	  Additionally,	  the	  Bay	  Area	  Air	  Basin	  is	  
classified	  as	  non-‐attainment	  for	  the	  State	  24-‐hour	  and	  annual	  arithmetic	  mean	  PM10	  standards	  
as	  well	  as	  the	  State	  annual	  arithmetic	  mean	  and	  the	  federal	  24-‐hour	  PM2.5	  standards.	  	  
	  
BAAQMD	  is	  the	  agency	  responsible	  for	  regulating	  air	  pollutant	  emissions	  in	  the	  San	  Francisco	  
Bay	  Area	  Air	  Basin.	  BAAQMD	  is	  responsible	  for	  implementing	  emissions	  standards	  and	  other	  
requirements	  of	  federal	  and	  state	  laws.	  The	  air	  basin,	  including	  Marin	  County,	  is	  considered	  a	  
“nonattainment	  area”	  for	  the	  1-‐hour	  State	  ozone	  standard	  as	  well	  as	  for	  the	  federal	  and	  State	  
8-‐hour	  standards	  and	  for	  the	  State	  24-‐hour	  and	  annual	  arithmetic	  mean	  PM10	  standards	  as	  
well	  as	  the	  State	  annual	  arithmetic	  mean	  and	  the	  federal	  24-‐hour	  PM2.5	  standards.	  In	  
September	  2010,	  the	  BAAQMD	  adopted	  the	  Bay	  Area	  2010	  Clean	  Air	  Plan	  (CAP).	  In	  May	  2017,	  
BAAQMD	  adopted	  updated	  CEQA	  Air	  Quality	  Guidelines,	  including	  thresholds	  of	  significance	  
and	  new	  screening	  criteria,	  which	  advise	  lead	  agencies	  on	  how	  they	  can	  evaluate	  potential	  air	  
quality	  impacts	  using	  these	  screening	  criteria.	  	  	  
	  
Elevated	  ground-‐level	  concentrations	  of	  ozone	  and	  particulate	  matter	  are	  the	  primary	  air	  
pollutant	  concerns	  in	  the	  Bay	  Area.	  	  High	  ozone	  levels	  are	  caused	  by	  the	  cumulative	  emissions	  
of	  reactive	  organic	  gases	  (ROG)	  and	  nitrogen	  oxides	  (NOx).	  	  These	  precursor	  pollutants	  react	  
under	  certain	  meteorological	  conditions	  to	  form	  high	  ozone	  levels.	  	  Controlling	  the	  emissions	  of	  
these	  precursor	  pollutants	  is	  the	  focus	  of	  the	  Bay	  Area’s	  attempts	  to	  reduce	  ozone	  levels.	  	  The	  
highest	  ozone	  levels	  in	  the	  Bay	  Area	  occur	  in	  the	  eastern	  and	  southern	  inland	  valleys	  that	  are	  
downwind	  of	  air	  pollutant	  sources.	  	  High	  ozone	  levels	  aggravate	  respiratory	  and	  cardiovascular	  
diseases,	  reduce	  lung	  function,	  and	  increase	  coughing	  and	  chest	  discomfort.	  
	  
Particulate	  matter	  is	  another	  problematic	  air	  pollutant	  of	  the	  Bay	  Area.	  	  Particulate	  matter	  is	  
assessed	  and	  measured	  in	  terms	  of	  respirable	  particulate	  matter	  or	  particles	  that	  have	  a	  
diameter	  of	  10	  micrometers	  or	  less	  (PM10)	  and	  fine	  particulate	  matter	  where	  particles	  have	  a	  
diameter	  of	  2.5	  micrometers	  or	  less	  (PM2.5).	  	  Elevated	  concentrations	  of	  PM10	  and	  PM2.5	  are	  
the	  result	  of	  both	  region-‐wide	  (or	  cumulative)	  emissions	  and	  localized	  emissions.	  	  High	  
particulate	  matter	  levels	  aggravate	  respiratory	  and	  cardiovascular	  diseases,	  reduce	  lung	  
function,	  increase	  mortality	  (e.g.,	  lung	  cancer),	  and	  result	  in	  reduced	  lung	  function	  growth	  in	  
children.	  
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Criteria	  Air	  Pollutants	  
	  
Air	  quality	  is	  described	  by	  the	  concentration	  of	  various	  pollutants	  in	  the	  atmosphere.	  	  Units	  of	  
concentration	  are	  generally	  expressed	  in	  parts	  per	  million	  (ppm)	  or	  micrograms	  per	  cubic	  meter	  
(µg/m3).	  	  The	  significance	  of	  a	  pollutant	  concentration	  is	  determined	  by	  comparing	  it	  to	  an	  
appropriate	  ambient	  air	  quality	  standard.	  	  Depending	  on	  the	  pollutant	  and	  its	  associated	  
effects,	  the	  standards	  may	  be	  short	  term,	  from	  one	  to	  twenty-‐four	  hours,	  or	  an	  annual	  average.	  	  
In	  general,	  short-‐term	  standards	  represent	  the	  maximum	  acceptable	  concentrations	  that	  may	  
be	  reached	  but	  not	  exceeded	  more	  than	  once	  per	  year.	  	  Annual	  standards	  are	  maximum	  
acceptable	  concentrations	  that	  may	  be	  reached	  but	  not	  exceeded.	  	  Potential	  health	  effects	  and	  
primary	  sources	  of	  criteria	  pollutants	  are	  described	  below.	  
	  
• Ozone.	  	  Ground-‐level	  ozone	  (ozone)	  is	  the	  principal	  component	  of	  smog.	  	  Ozone	  is	  not	  

directly	  emitted	  into	  the	  atmosphere,	  but	  is	  a	  secondary	  air	  pollutant	  produced	  in	  the	  
atmosphere	  through	  a	  complex	  series	  of	  photochemical	  reactions	  involving	  volatile	  
organic	  compounds	  (VOCs)	  and	  nitrogen	  oxides	  (NOx)	  in	  the	  presence	  of	  sunlight.	  	  
VOCs	  and	  NOx	  are	  known	  as	  precursor	  compounds	  for	  ozone.	  	  Ozone	  levels	  are	  highest	  
during	  late	  spring	  through	  early	  summer	  when	  precursor	  emissions	  are	  high	  and	  
meteorological	  conditions	  are	  favorable	  for	  the	  complex	  photochemical	  reactions	  to	  
occur.	  	  Ozone	  is	  a	  regional	  air	  pollutant	  since	  it	  is	  not	  emitted	  directly	  by	  sources,	  but	  is	  
formed	  downwind	  of	  sources	  of	  VOCs	  and	  NOx	  emissions.	  	  Ozone	  is	  a	  respiratory	  
irritant	  and	  an	  oxidant	  that	  increases	  susceptibility	  to	  respiratory	  infection,	  impairs	  lung	  
defense	  mechanisms,	  and	  leads	  to	  emphysema	  and	  chronic	  bronchitis.	  	  Ground-‐level	  
ozone	  is	  also	  one	  of	  the	  most	  harmful	  pollutants	  for	  vegetation,	  and	  can	  damage	  many	  
other	  common	  materials	  such	  as	  nylon,	  rubber,	  dyes,	  and	  paints	  

	  
• Particulate	  Matter.	  	  Respirable	  particulate	  matter,	  PM10,	  and	  fine	  particulate	  matter,	  

PM2.5,	  consist	  of	  particulate	  matter	  that	  is	  10	  microns	  or	  less	  in	  diameter	  and	  
2.5	  microns	  or	  less	  in	  diameter,	  respectively.	  	  PM10	  and	  PM2.5	  represent	  fractions	  of	  
particulate	  matter	  that	  can	  be	  inhaled	  and	  cause	  adverse	  health	  effects.	  	  PM10	  and	  
PM2.5	  are	  a	  health	  concern,	  particularly	  at	  levels	  above	  the	  PM10	  federal	  and	  State	  
ambient	  air	  quality	  standards.	  	  PM2.5	  (including	  diesel	  exhaust	  particles)	  can	  have	  
greater	  effects	  on	  health	  than	  PM10	  because	  these	  particles	  are	  so	  small	  they	  are	  able	  
to	  penetrate	  to	  the	  deepest	  parts	  of	  the	  lungs.	  	  Scientific	  studies	  have	  identified	  links	  
between	  fine	  particulate	  matter	  and	  numerous	  health	  problems	  including	  asthma,	  
bronchitis,	  acute	  and	  chronic	  respiratory	  symptoms	  such	  as	  shortness	  of	  breath	  and	  
painful	  breathing.	  	  Children	  are	  more	  susceptible	  to	  the	  health	  risks	  of	  PM2.5	  because	  
their	  immune	  and	  respiratory	  systems	  are	  still	  developing.	  	  Very	  small	  particles	  of	  
certain	  substances	  (e.g.,	  sulfates	  and	  nitrates)	  can	  also	  cause	  lung	  damage	  directly,	  or	  
can	  contain	  adsorbed	  gases	  (e.g.,	  chlorides	  or	  ammonium)	  that	  may	  be	  injurious	  to	  
health.	  	  	  

	  
Several	  forms	  of	  particulate	  matter,	  in	  particular	  diesel	  particulate	  matter,	  have	  
adverse	  health	  effects	  at	  concentrations	  well	  below	  the	  standards	  established	  for	  PM10	  
or	  PM2.5.	  	  The	  CARB	  identified	  diesel	  exhaust	  particulate	  matter	  as	  a	  toxic	  air	  
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contaminant	  based	  on	  its	  potential	  to	  cause	  cancer,	  premature	  death,	  and	  other	  health	  
problems.	  	  Diesel	  exhaust	  also	  contributes	  to	  fine	  particulate	  matter	  (PM2.5)	  air	  quality	  
problems.	  Thus,	  diesel	  particulate	  matter	  presents	  both	  an	  air	  quality	  concern,	  as	  well	  
as	  a	  health	  risk	  concern.	  	  As	  such,	  diesel	  particulate	  matter	  emissions	  require	  separate	  
evaluation	  as	  a	  toxic	  air	  contaminant	  in	  order	  to	  assess	  potential	  health	  risks.	  
	  
Particulate	  matter	  in	  the	  atmosphere	  results	  from	  many	  kinds	  of	  dust-‐	  and	  fume-‐
producing	  industrial	  and	  agricultural	  operations,	  fuel	  combustion,	  and	  atmospheric	  
photochemical	  reactions.	  	  Some	  sources	  of	  particulate	  matter,	  such	  as	  mining	  and	  
demolition	  and	  construction	  activities,	  are	  more	  local	  in	  nature,	  while	  others,	  such	  as	  
vehicular	  traffic,	  have	  a	  more	  regional	  effect.	  	  In	  addition	  to	  health	  effects,	  particulates	  
also	  can	  damage	  materials	  and	  reduce	  visibility.	  	  Dust	  comprised	  of	  large	  particles	  
(diameter	  greater	  than	  10	  microns)	  settles	  out	  rapidly	  and	  is	  more	  easily	  filtered	  by	  
human	  breathing	  passages.	  	  This	  dust	  is	  of	  concern	  more	  as	  a	  soiling	  nuisance	  rather	  
than	  a	  health	  hazard.	  	  	  
	  

• Nitrogen	  Dioxide.	  	  Nitrogen	  dioxide	  is	  a	  reddish-‐brown	  gas	  that	  is	  a	  by-‐product	  of	  
combustion	  processes.	  	  During	  combustion	  processes	  at	  high	  temperatures,	  nitrogen	  
from	  the	  atmosphere	  and	  the	  fuels	  being	  burned	  combines	  with	  oxygen	  to	  form	  various	  
oxides	  of	  nitrogen.	  	  Nitric	  oxide	  (NO)	  and	  nitrogen	  dioxide	  (NO2)	  are	  the	  most	  
significant	  air	  pollutants	  generally	  referred	  to	  as	  NOx.	  	  Nitric	  oxide	  is	  a	  colorless	  and	  
odorless	  gas	  that	  quickly	  converts	  to	  NO2	  and	  is	  easily	  measured	  in	  the	  atmosphere.	  	  
Nitrogen	  dioxide	  also	  contributes	  to	  ground-‐level	  ozone	  formation.	  	  Adverse	  health	  
effects	  associated	  with	  exposure	  to	  high	  levels	  of	  nitrogen	  dioxide	  include	  the	  risk	  of	  
acute	  and	  chronic	  respiratory	  illness.	  
	  

• Carbon	  Monoxide.	  	  Carbon	  monoxide	  (CO)	  is	  a	  non-‐reactive	  pollutant	  that	  is	  colorless	  
and	  odorless,	  and	  is	  toxic	  in	  high	  concentrations.	  	  It	  is	  formed	  by	  the	  incomplete	  
combustion	  of	  fuels.	  	  The	  largest	  source	  of	  CO	  emissions	  is	  motor	  vehicles.	  	  Wood	  
stoves	  and	  fireplaces	  also	  contribute	  to	  high	  levels	  of	  CO,	  particularly	  in	  the	  wintertime.	  	  
Unlike	  ozone	  and	  NO2,	  CO	  is	  directly	  emitted	  to	  the	  atmosphere	  without	  additional	  
chemical	  conversion.	  	  The	  highest	  CO	  concentrations	  generally	  occur	  during	  the	  
nighttime	  and	  early	  mornings	  in	  late	  fall	  and	  winter.	  	  CO	  levels	  are	  strongly	  influenced	  
by	  meteorological	  factors	  such	  as	  wind	  speed	  and	  atmospheric	  stability.	  	  High	  CO	  
concentrations	  can	  develop	  during	  periods	  of	  light	  winds	  combined	  with	  ground-‐level	  
temperature	  inversions,	  typical	  of	  wintertime	  conditions	  during	  the	  evening	  through	  
early	  morning	  hours.	  	  Adverse	  health	  effects	  of	  carbon	  monoxide	  include	  the	  
impairment	  of	  oxygen	  transport	  in	  the	  bloodstream,	  increase	  of	  carboxyhemoglobin,	  
aggravation	  of	  cardiovascular	  disease,	  impairment	  of	  central	  nervous	  system	  function,	  
fatigue,	  headache,	  confusion,	  and	  dizziness.	  	  Exposure	  to	  carbon	  monoxide	  can	  be	  fatal	  
in	  the	  case	  of	  very	  high	  concentrations.	  
	  

• Sulfur	  Dioxide.	  	  Sulfur	  dioxide	  is	  a	  colorless	  gas	  with	  a	  strong	  odor	  and	  potential	  to	  
damage	  materials.	  	  It	  is	  produced	  by	  the	  combustion	  of	  sulfur	  containing	  fuels	  such	  as	  
oil	  and	  coal.	  	  Refineries,	  chemical	  plants,	  and	  pulp	  mills	  are	  the	  primary	  industrial	  
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sources	  of	  sulfur	  dioxide	  emissions.	  Adverse	  health	  effects	  associated	  with	  exposure	  to	  
high	  levels	  of	  sulfur	  dioxide	  include	  aggravation	  of	  chronic	  obstruction	  lung	  disease	  and	  
increased	  risk	  of	  acute	  and	  chronic	  respiratory	  illness.	  

	  
• Lead.	  	  Lead	  occurs	  in	  the	  atmosphere	  as	  particulate	  matter.	  	  Historically,	  it	  was	  

primarily	  emitted	  by	  gasoline-‐powered	  motor	  vehicles;	  however,	  the	  use	  of	  lead	  in	  fuel	  
has	  been	  virtually	  eliminated.	  	  As	  a	  result	  of	  lead	  being	  eliminated	  from	  fuels,	  levels	  
throughout	  the	  U.S.	  have	  dropped	  dramatically	  in	  the	  past	  20	  years.	  	  Dust	  from	  old	  lead	  
paints	  represent	  very	  localized	  lead	  problems.	  	  Lead	  concentrations	  measured	  at	  
ambient	  monitoring	  stations	  in	  California	  are	  well	  below	  the	  ambient	  standards.	  	  	  

Toxic	  Air	  Contaminants	  

Toxic	  Air	  Contaminants	  (TAC)	  are	  a	  large	  group	  of	  compounds	  known	  to	  cause	  short-‐term	  
(acute)	  and/or	  long-‐term	  (chronic	  or	  carcinogenic)	  adverse	  human	  health	  effects.	  TACs	  are	  
considered	  separately	  from	  criteria	  pollutants	  in	  the	  regulatory	  process.	  	  Unlike	  criteria	  
pollutants,	  there	  are	  no	  ambient	  air	  quality	  standards	  for	  evaluation	  of	  TACs.	  	  Instead,	  TAC	  
emissions	  are	  generally	  evaluated	  based	  on	  the	  degree	  of	  health	  risk	  that	  could	  result	  from	  
exposure	  to	  these	  pollutants.	  
	  
In	  August	  1998,	  CARB	  identified	  particulate	  emissions	  from	  diesel-‐fueled	  engines	  (diesel	  
particulate	  matter,	  or	  DPM)	  as	  TACs.	  CARB	  subsequently	  developed	  the	  Risk	  Reduction	  Plan	  to	  
Reduce	  Particulate	  Matter	  Emissions	  from	  Diesel-‐Fueled	  Engines	  and	  Vehicles	  (CARB,	  2000).	  
The	  document	  represents	  proposals	  to	  reduce	  diesel	  particulate	  emissions,	  with	  the	  goal	  of	  
reducing	  emissions	  and	  associated	  health	  risks	  by	  75	  percent	  in	  2010	  and	  by	  85	  percent	  in	  
2020.	  The	  program	  aims	  to	  require	  the	  use	  of	  state-‐of-‐the-‐art	  catalyzed	  diesel	  particulate	  filters	  
and	  ultra	  low	  sulfur	  diesel	  fuel	  on	  diesel-‐fueled	  engines.	  
	  
CARB	  published	  the	  Air	  Quality	  and	  Land	  Use	  Handbook:	  A	  Community	  Health	  Perspective	  in	  
2005	  (CARB,	  2005).	  The	  primary	  goal	  in	  developing	  the	  handbook	  was	  to	  provide	  information	  
that	  will	  help	  keep	  California’s	  children	  and	  other	  vulnerable	  populations	  out	  of	  harm’s	  way	  
with	  respect	  to	  nearby	  sources	  of	  air	  pollution.	  The	  handbook	  highlights	  recent	  studies	  that	  
have	  shown	  that	  public	  exposure	  to	  air	  pollution	  can	  be	  substantially	  elevated	  near	  freeways	  
and	  certain	  other	  facilities	  (i.e.,	  distribution	  centers,	  rail	  yards,	  chrome	  platers,	  etc.).	  However,	  
the	  health	  risk	  is	  greatly	  reduced	  with	  distance.	  For	  that	  reason,	  CARB	  provided	  some	  general	  
recommendations	  aimed	  at	  keeping	  appropriate	  distances	  between	  sources	  of	  air	  pollution	  and	  
sensitive	  land	  uses,	  such	  as	  residences.	  
	  
B.	   Regulatory	  Framework	  

Federal	  

The	  Federal	  Clean	  Air	  Act	  (Federal	  Act)	  was	  established	  in	  an	  effort	  to	  assure	  that	  acceptable	  
levels	  of	  air	  quality	  are	  maintained	  in	  all	  areas	  of	  the	  United	  States.	  	  Air	  quality	  is	  characterized	  by	  
the	  presence	  of	  pollutants	  that	  fall	  into	  two	  basic	  categories;	  criteria	  air	  pollutants	  and	  toxic	  or	  
hazardous	  air	  contaminants.	  	  Criteria	  air	  pollutants	  refer	  to	  a	  group	  of	  pollutants	  for	  which	  the	  
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regulatory	  agencies	  have	  adopted	  ambient	  air	  quality	  standards	  and	  pollution	  management	  and	  
control	  strategies.	  	  Toxic	  or	  hazardous	  air	  contaminants	  refer	  to	  a	  category	  of	  air	  pollutants	  that	  
have	  potential	  adverse	  health	  effects	  but	  do	  not	  have	  an	  associated	  ambient	  air	  quality	  
standard.	  	  These	  pollutants	  are	  called	  hazardous	  air	  pollutants	  (HAPs)	  in	  federal	  law	  and	  toxic	  
air	  pollutants	  (TACs)	  in	  California	  law.	  
	  
The	  Federal	  Act	  requires	  the	  EPA	  to	  establish	  ambient	  air	  quality	  standards	  for	  air	  pollutants	  that	  
cause	  or	  contribute	  to	  air	  pollution	  and	  that	  may	  reasonably	  be	  anticipated	  to	  endanger	  public	  
health.	  	  Pollutants	  with	  air	  quality	  standards	  are	  called	  criteria	  pollutants.	  National	  Ambient	  Air	  
Quality	  Standards	  (NAAQS	  or	  national	  standards)	  have	  been	  established	  for	  seven	  pollutants:	  
carbon	  monoxide	  (CO),	  ozone	  (O3),	  nitrogen	  dioxide	  (NO2),	  particulate	  matter,	  which	  includes	  
both	  respirable	  particulate	  matter	  (PM10	  -‐	  particulate	  matter	  10	  microns	  or	  less	  in	  diameter)	  
and	  fine	  particulate	  matter	  (PM2.5	  -‐	  particulate	  matter	  2.5	  microns	  or	  less	  in	  diameter),	  sulfur	  
dioxide	  (SO2),	  and	  lead	  (Pb).	  	  	  

State	  	  

Air	  pollution	  in	  California	  is	  regulated	  under	  the	  provisions	  of	  the	  California	  (State	  Act).	  These	  
statutes	  provide	  the	  basis	  for	  implementing	  the	  Federal	  Clean	  Air	  Act	  (Federal	  Act).	  	  The	  
California	  Air	  Resources	  Board	  (CARB)	  is	  responsible	  for	  establishing	  and	  reviewing	  the	  State	  
standards,	  compiling	  California’s	  plans	  to	  meet	  the	  federal	  NAAQS,	  securing	  approval	  of	  that	  
plan	  from	  the	  EPA,	  and	  identifying	  toxic	  air	  contaminants.	  	  CARB	  also	  regulates	  mobile	  emission	  
sources	  in	  California,	  such	  as	  construction	  equipment,	  trucks,	  and	  automobiles.	  The	  State	  Act	  
divides	  implementation	  responsibility	  between	  the	  CARB	  and	  local	  or	  regional	  agencies	  called	  air	  
quality	  management	  districts	  or	  air	  pollution	  control	  districts.	  	  

Bay	  Area	  Air	  Quality	  Management	  District	  

The	  air	  districts,	  including	  the	  Bay	  Area	  Air	  Quality	  Management	  District	  (BAAQMD),	  are	  
primarily	  responsible	  for	  implementing	  and	  enforcing	  federal	  and	  State	  regulations	  for	  
stationary	  sources	  at	  industrial	  and	  commercial	  facilities	  within	  their	  jurisdictions	  and	  for	  
preparing	  the	  regional	  air	  quality	  plans	  that	  are	  required	  to	  meet	  State	  and	  Federal	  
requirements.	  	  The	  local	  air	  districts	  also	  have	  the	  responsibility	  and	  authority	  to	  adopt	  
transportation	  control	  measures	  and	  emission	  reduction	  programs	  for	  indirect	  and	  area-‐wide	  
emission	  sources.	  
	  
BAAQMD	  is	  the	  agency	  responsible	  for	  regulating	  air	  pollutant	  emissions	  in	  the	  San	  Francisco	  
Bay	  Area	  Air	  Basin.	  The	  air	  basin,	  including	  Marin	  County,	  is	  considered	  a	  “nonattainment	  area”	  
for	  the	  1-‐hour	  State	  ozone	  standard	  as	  well	  as	  for	  the	  federal	  and	  State	  8-‐hour	  standards	  and	  
for	  the	  State	  24-‐hour	  and	  annual	  arithmetic	  mean	  PM10	  standards	  as	  well	  as	  the	  State	  annual	  
arithmetic	  mean	  and	  the	  federal	  24-‐hour	  PM2.5	  standards.	  	  
	  
In	  September	  2010,	  the	  BAAQMD	  adopted	  the	  comprehensive	  Bay	  Area	  2010	  Clean	  Air	  Plan	  
(CAP).	  In	  April	  2017,	  the	  BAAQMD	  adopted	  an	  update	  to	  that	  plan,	  titled,	  Bay	  Area	  2017	  Clean	  
Air	  Plan	  (CAP).	  The	  2017	  Clean	  Air	  Plan,	  Spare	  the	  Air,	  Cool	  the	  Climate	  (2017	  Plan),	  focuses	  on	  
health	  and	  protecting	  the	  climate.	  Consistent	  with	  the	  GHG	  reduction	  targets	  adopted	  by	  the	  
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state	  of	  California,	  the	  plan	  lays	  the	  groundwork	  for	  a	  long-‐term	  effort	  to	  reduce	  Bay	  Area	  GHG	  
emissions	  40	  percent	  below	  1990	  levels	  by	  2030	  and	  80	  percent	  below	  1990	  levels	  by	  2050.	  
	  
In	  2010	  and	  2011,	  BAAQMD	  adopted	  the	  BAAQMD	  CEQA	  Air	  Quality	  Guidelines.	  	  These	  were	  
updated	  in	  May	  2017.	  	  These	  guidelines	  include	  thresholds	  of	  significance	  and	  new	  screening	  
criteria,	  which	  advise	  lead	  agencies	  on	  how	  they	  can	  evaluate	  potential	  air	  quality	  impacts	  using	  
these	  screening	  criteria.	  The	  guidelines	  include	  community	  risk	  thresholds	  that	  address	  impacts	  
associated	  with	  TACs.	  
	  
Tiburon	  2020	  General	  Plan	  
	  
The	  Town	  General	  Plan	  contains	  the	  following	  policies	  pertinent	  to	  air	  quality:	  
	  
Policy	  OSC-‐56:	  The	  Town	  shall	  promote	  the	  reduction	  of	  particulate	  matter	  from	  construction	  
sites,	  roads,	  parking	  lots,	  and	  other	  sources	  through	  best	  management	  practices	  (BMPs).	  	  	  
	  
Policy	  OSC-‐57:	  	  The	  Town	  shall	  require	  the	  use	  of	  feasible	  control	  measures	  to	  reduce	  PM10,	  
NOx,	  and	  diesel	  particulate	  matter	  related	  to	  construction	  activities.	  
	  
Policy	  OSC	  58:	  	  The	  Town	  shall,	  though	  implementation	  of	  Circulation	  Element	  policies,	  
encourage	  the	  reduction	  of	  the	  number	  of	  single-‐occupant	  vehicle	  trips	  and	  cumulative	  
emissions	  that	  result	  from	  auto	  use.	  
	  
C.	  	   Potential	  Impacts	  and	  Mitigation	  Measures	  
	  
1.	   Criteria	  for	  Determining	  Impact	  Significance	  
	  
The	  CEQA	  Guidelines	  provide	  that	  a	  project	  would	  have	  a	  significant	  impact	  on	  air	  quality	  if	  it	  
would	  meet	  any	  of	  the	  following	  criteria:	  
	  

1. Conflicts	  with	  or	  obstructs	  implementation	  of	  the	  applicable	  air	  quality	  plan.	  	  
	  

2. Violates	  any	  ambient	  air	  quality	  standard	  or	  contributes	  substantially	  to	  an	  existing	  or	  
projected	  air	  quality	  violation.	  	  	  

	  
3. Results	  in	  a	  cumulatively	  considerable	  net	  increase	  of	  any	  criteria	  pollutant	  for	  which	  

the	  project	  region	  is	  nonattainment	  under	  an	  applicable	  federal	  or	  State	  ambient	  air	  
quality	  standard	  (including	  releasing	  emissions	  which	  exceed	  quantitative	  thresholds	  
for	  ozone	  precursors).	  	  

	  
4. Exposes	  sensitive	  receptors	  to	  substantial	  pollutant	  concentrations.	  	  

	  
5. Creates	  objectionable	  odors	  affecting	  a	  substantial	  number	  of	  people.	  	  
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Significance	  Thresholds	  
	  
The	  BAAQMD	  CEQA	  Air	  Quality	  Guidelines	  were	  prepared	  to	  assist	  lead	  agencies	  in	  the	  
evaluation	  of	  air	  quality	  impacts	  of	  projects	  and	  plans	  proposed	  within	  the	  Bay	  Area.	  	  The	  
guidelines	  provide	  recommended	  procedures	  for	  evaluating	  potential	  air	  impacts	  during	  the	  
environmental	  review	  process	  consistent	  with	  CEQA	  requirements	  including	  thresholds	  of	  
significance,	  mitigation	  measures,	  and	  background	  air	  quality	  information.	  	  They	  also	  include	  
assessment	  methodologies	  for	  air	  toxics,	  odors,	  and	  greenhouse	  gas	  emissions.	  	  The	  2011	  
version	  of	  the	  BAAQMD	  CEQA	  Air	  Quality	  Guidelines	  were	  amended	  to	  include	  a	  risk	  and	  
hazards	  threshold	  for	  new	  receptors	  and	  modify	  procedures	  for	  assessing	  impacts	  related	  to	  
risk	  and	  hazard	  impacts.	  	  The	  2017	  version	  of	  the	  guidelines	  retains	  these	  thresholds	  as	  an	  
option	  for	  lead	  agencies	  to	  consider	  when	  evaluating	  the	  impacts	  of	  projects	  that	  include	  
sensitive	  receptors.	  	  The	  significance	  thresholds	  identified	  by	  BAAQMD	  and	  used	  in	  this	  analysis	  
are	  summarized	  in	  Table	  4.4-‐1.	  
	  

Table	  4.4-‐1.	  	  Air	  Quality	  Significance	  Thresholds	  

Construction	  Thresholds	   Operational	  Thresholds	  

Criteria	  Air	  Pollutant	  
Average	  Daily	  Emissions	  

(lbs./day)	  

Average	  Daily	  
Emissions	  
(lbs./day)	  

Annual	  Average	  
Emissions	  
(tons/year)	  

ROG	   54	   54	   10	  
NOx	   54	   54	   10	  
PM10	   82	  (Exhaust)	   82	   15	  
PM2.5	   54	  (Exhaust)	   54	   10	  

CO	   Not	  Applicable	  
9.0	  ppm	  (8-‐hour	  average)	  or	  20.0	  ppm	  

(1-‐hour	  average)	  

Fugitive	  Dust	  
Construction	  Dust	  

Ordinance	  or	  other	  Best	  
Management	  Practices	  

Not	  Applicable	  

Health	   Risks	   and	  
Hazards	  

Single	  Sources	  Within	  
1,000-‐foot	  Zone	  of	  

Influence	  

Combined	  Sources	  (Cumulative	  from	  
all	  sources	  within	  1,000	  foot	  zone	  of	  

influence)	  
Excess	  Cancer	  Risk	   >10	  per	  one	  million	   >100	  per	  one	  million	  
Hazard	  Index	   >1.0	   >10.0	  
Incremental	   annual	  
PM2.5	  

>0.3	  µg/m3	   >0.8	  µg/m3	  

Odors	  

Odors	   5	  confirmed	  complaints	  per	  year	  averaged	  over	  3	  years	  

Note:	  	  ROG	  =	  reactive	  organic	  gases,	  NOx	  =	  nitrogen	  oxides,	  PM10	  =	  course	  particulate	  matter	  
or	   particulates	  with	   an	   aerodynamic	   diameter	   of	   10	  micrometers	   (µm)	   or	   less,	   PM2.5	   =	   fine	  
particulate	  matter	  or	  particulates	  with	  an	  aerodynamic	  diameter	  of	  2.5µm	  or	  less.	  
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Less	  than	  Significant	  Impacts	  
	  
Due	  to	  the	  location	  and	  characteristics	  of	  the	  project,	  certain	  conditions	  are	  not	  associated	  with	  
the	  project,	  and,	  therefore,	  are	  not	  considered	  potential	  impacts.	  	  These	  conditions	  are	  
discussed	  in	  the	  Initial	  Study	  and	  addressed	  briefly	  below	  and	  are	  not	  discussed	  further	  in	  this	  
document.	  
	  
Health	  Risks	  and	  Hazards	  
	  
The	  project	  would	  not	  be	  an	  operational	  source	  of	  TACs	  and,	  therefore,	  would	  not	  result	  in	  
long-‐term	  cancer	  risks	  or	  air	  contaminant	  hazards.	  The	  project	  operation	  would	  also	  not	  be	  a	  
source	  of	  localized	  PM2.5	  emissions,	  so	  annual	  concentrations	  of	  PM2.5	  would	  not	  be	  affected	  
by	  the	  project.	  	  Construction	  of	  the	  project	  would	  result	  in	  temporary	  emissions	  of	  TACs	  and	  
PM2.5	  from	  diesel	  exhaust.	  	  Since	  the	  emissions	  are	  temporary	  and	  not	  immediately	  adjacent	  
to	  sensitive	  receptors,	  the	  impact	  in	  terms	  of	  health	  risks	  or	  hazards	  is	  considered	  less	  than	  
significant.	  	  These	  emissions	  are	  addressed	  in	  term	  of	  air	  pollutant	  emissions,	  and	  mitigation	  
measures	  to	  further	  reduce	  this	  impact	  are	  identified.	  
	  
Odors	  
	  
Because	  the	  project	  is	  a	  recreation-‐related	  project,	  it	  would	  not	  be	  expected	  to	  generate	  
objectionable	  odors.	  	  	  
	  
2.	   	  Impact	  Analysis	  
	  
Impact	  4.4-‐A	  	   Project	  construction	  and	  operation	  would	  not	  generate	  significant	  

amounts	  of	  emissions	  of	  criteria	  pollutants,	  and	  consequently	  the	  project	  
would	  be	  consistent	  with	  the	  Bay	  Area	  2017	  Clean	  Air	  Plan.	  	  The	  impact	  
would	  be	  less	  than	  significant	  with	  standard	  construction	  mitigations	  
applied.	  

	  
The	  project	  will	  result	  in	  emissions	  of	  air	  pollutants,	  primarily	  particulate	  matter.	  Construction-‐
related	  emissions	  would	  result	  from	  the	  likely	  use	  of	  off-‐road,	  heavy	  equipment	  operating	  at	  
the	  project	  site	  to	  construct	  the	  new	  facilities	  and	  from	  truck	  trips	  associated	  with	  deliveries	  
and	  construction	  workers	  commuting	  to	  and	  from	  the	  project	  site.	  Emissions	  associated	  with	  
project	  operation	  would	  include	  those	  from	  car	  trips	  and	  maintenance	  activities.	  
	  
To	  determine	  the	  significance	  of	  the	  project	  air	  quality	  impact,	  the	  Town	  uses	  the	  screening	  
criteria	  provided	  in	  BAAQMD’s	  2017	  CEQA	  Air	  Quality	  Guidelines.	  If	  a	  proposed	  project	  exceeds	  
the	  screening	  criteria,	  it	  is	  expected	  that	  its	  emissions	  would	  exceed	  the	  thresholds	  of	  
significance	  included	  in	  the	  Guidelines,	  and	  a	  detailed	  air	  quality	  analysis	  would	  be	  required.	  
The	  screening	  criteria	  do	  not	  specifically	  include	  a	  category	  for	  tennis	  courts	  and	  tennis	  
programs.	  However,	  the	  threshold	  for	  racquet	  clubs	  is	  277,000	  square	  feet	  for	  construction-‐
related	  emissions	  and	  291,000	  square	  feet	  for	  operational	  emissions.	  The	  proposed	  project	  
(approximately	  1,700,	  square	  feet	  of	  development)	  is	  substantially	  smaller	  than	  these	  screening	  
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thresholds.	  Therefore,	  construction	  and	  operation	  of	  the	  project	  would	  not	  result	  in	  a	  violation	  
of	  an	  air	  quality	  standard	  or	  contribute	  significantly	  to	  an	  existing	  or	  projected	  air	  quality	  
violation	  with	  implementation	  of	  the	  standard	  construction	  air	  quality	  controls	  required	  by	  the	  
BAAQMD.	  
	  
To	  ensure	  that	  project	  construction	  does	  not	  cause	  significant	  project-‐level	  or	  cumulative	  air	  
quality	  impacts,	  the	  BAAQMD	  has	  identified	  a	  set	  of	  feasible	  air	  quality	  control	  measures	  for	  
construction	  activities	  (i.e.,	  Basic	  Construction	  Mitigation	  Measures	  Recommended	  for	  All	  
Proposed	  Projects).	  The	  project	  includes	  those	  controls	  as	  Mitigation	  Measure	  4.4-‐A.1	  
described	  below,	  to	  reduce	  the	  effects	  of	  construction	  activities.	  	  
	   	  
Mitigation	  Measures	  
	  
4.4-‐A.1	   In	  accordance	  with	  the	  BAAQMD	  CEQA	  Guidelines	  (BAAQMD,	  2017),	  the	  project	  

shall	  implement	  the	  following	  actions	  (that	  are	  pertinent	  to	  this	  project)	  to	  control	  
dust	  from	  escaping	  from	  the	  site:	  	  

	  
1. All	  exposed	  surfaces	  (e.g.,	  parking	  areas,	  staging	  areas,	  soil	  piles,	  graded	  

areas,	  and	  unpaved	  access	  roads)	  shall	  be	  watered	  two	  times	  per	  day	  if	  
construction	  occurs	  during	  dry	  weather.	  

2. All	  haul	  trucks	  transporting	  soil,	  sand,	  or	  other	  loose	  material	  off-‐site	  shall	  
be	  covered.	  

3. All	  visible	  mud	  or	  dirt	  track-‐out	  onto	  adjacent	  public	  roads	  shall	  be	  
removed	  using	  wet	  power	  vacuum	  street	  sweepers	  at	  least	  once	  per	  day.	  
The	  use	  of	  dry	  power	  sweeping	  is	  prohibited.	  

4. All	  vehicle	  speeds	  on	  unpaved	  roads	  shall	  be	  limited	  to	  15	  mph.	  
5. Building	  pads	  shall	  be	  laid	  as	  soon	  as	  possible	  after	  grading	  unless	  seeding	  

or	  soil	  binders	  are	  used.	  
6. Idling	  times	  shall	  be	  minimized	  either	  by	  shutting	  equipment	  off	  when	  not	  

in	  use	  or	  reducing	  the	  maximum	  idling	  time	  to	  5	  minutes	  (as	  required	  by	  
the	  California	  airborne	  toxics	  control	  measure	  Title	  13,	  Section	  2485	  of	  
California	  Code	  of	  Regulations	  [CCR]).	  Clear	  signage	  shall	  be	  provided	  for	  
construction	  workers	  at	  all	  access	  points.	  

7. All	  construction	  equipment	  shall	  be	  maintained	  and	  properly	  tuned	  in	  
accordance	  with	  manufacturer’s	  specifications.	  All	  equipment	  shall	  be	  
checked	  by	  a	  certified	  mechanic	  and	  determined	  to	  be	  running	  in	  proper	  
condition	  prior	  to	  operation.	  

8. Post	  a	  publicly	  visible	  sign	  with	  the	  telephone	  number	  and	  person	  to	  
contact	  at	  the	  Lead	  Agency	  regarding	  dust	  complaints.	  This	  person	  shall	  
respond	  and	  take	  corrective	  action	  within	  48	  hours.	  The	  Air	  District’s	  phone	  
number	  shall	  also	  be	  visible	  to	  ensure	  compliance	  with	  applicable	  
regulations.	  
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Impact	  Significance	  After	  Mitigation	  
	   	  
Implementation	  of	  these	  standard	  construction	  mitigation	  measures	  would	  reduce	  air	  pollutant	  
emissions	  to	  levels	  that	  the	  BAAQMD	  recognizes	  as	  being	  acceptable.	  Accordingly,	  it	  is	  
expected	  that	  the	  impact	  would	  be	  reduced	  to	  a	  level	  that	  is	  less	  than	  significant.	  	  	  
	  
Impact	  4.4-‐B	  	   Project	  operation	  would	  generate	  emissions	  of	  criteria	  air	  pollutants	  that	  

could	  contribute	  to	  existing	  nonattainment	  conditions	  or	  degrade	  air	  
quality.	  	  This	  is	  a	  less-‐than-‐significant	  impact.	  

	  
The	  primary	  source	  of	  emissions	  from	  the	  project	  would	  be	  changes	  to	  traffic.	  	  As	  discussed	  
previously	  in	  the	  preceding	  Traffic	  section.	  the	  project	  could	  generate	  a	  maximum	  daily	  average	  
of	  40	  new	  trips	  from	  September	  to	  April	  (as	  discussed	  under	  Traffic,	  this	  is	  a	  worst	  case	  trip	  
generation	  that	  assumes	  all	  additional	  students	  would	  be	  transported	  by	  motor	  vehicles	  and	  
there	  would	  be	  no	  carpooling).	  As	  discussed	  under	  Impact	  4.4-‐A,	  the	  project	  size	  (and	  trips	  
generated)	  would	  be	  well	  below	  screening	  criteria	  contained	  in	  the	  BAAQMD	  CEQA	  Air	  Quality	  
Guidelines	  for	  similar	  types	  of	  uses	  of	  a	  project	  that	  could	  generate	  significant	  emissions.	  
Accordingly,	  it	  is	  expected	  that	  the	  project	  would	  not	  contribute	  to	  existing	  nonattainment	  
conditions	  or	  degrade	  air	  quality	  such	  that	  there	  would	  be	  new	  or	  worse	  projected	  air	  quality	  
violations.	  
	  
Impact	  4.4-‐C	  	   Project	  operation	  would	  not	  expose	  sensitive	  receptors	  to	  substantial	  

pollutant	  concentrations.	  	  This	  is	  a	  less-‐than-‐significant	  impact.	  
	  
As	  described	  in	  the	  previous	  two	  impacts,	  the	  project,	  with	  mitigation,	  would	  not	  result	  in	  
significant	  construction	  impacts.	  Emissions	  from	  new	  trips	  generated	  by	  the	  project	  would	  be	  
below	  BAAQMD	  screening	  criteria.	  Accordingly,	  the	  project	  would	  not	  expose	  nearby	  neighbors	  
nor	  other	  sensitive	  receptors	  to	  substantial	  pollutant	  concentrations.	  	  
	  
Impact	  4.4-‐D	  	   Project	  construction	  could	  emit	  toxic	  air	  contaminants.	  This	  is	  a	  less-‐than-‐

significant	  impact.	  
	  
The	  only	  source	  of	  TAC	  emissions	  would	  be	  from	  equipment	  use	  during	  project	  construction.	  	  
These	  would	  be	  temporary	  emissions	  associated	  with	  the	  construction	  of	  relatively	  small	  
facilities.	  	  Large	  diesel-‐powered	  construction	  equipment	  used	  for	  grading	  or	  excavation	  is	  not	  
anticipated	  for	  more	  than	  a	  few	  weeks.	  	  In	  addition,	  sensitive	  receptors	  are	  not	  located	  in	  close	  
proximity	  to	  construction	  areas.	  	  Significant	  impacts	  from	  construction	  period	  TAC	  emissions	  
are	  chronic	  in	  nature	  (i.e.,	  excess	  lifetime	  cancer	  risk	  and	  increased	  annual	  PM2.5	  
concentrations),	  so	  short-‐term	  impacts	  have	  little	  effect.	  	  As	  a	  result,	  the	  impact	  is	  considered	  
less	  than	  significant	  
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3.	   Cumulative	  Impacts	  
	  
Impact	  4.4-‐E	   	   Project	  development,	  in	  conjunction	  with	  projected	  Town	  Planning	  Area	  

buildout	  could	  result	  in	  cumulative	  air	  quality	  impacts.	  	  This	  is	  a	  less-‐than-‐
significant	  cumulative	  impact.	  

	  
The	  EIR	  prepared	  for	  the	  Town’s	  General	  Plan	  found	  that	  the	  plan	  is	  consistent	  with	  the	  Bay	  
Area	  Clean	  Air	  Plan,	  and	  the	  General	  Plan	  remains	  consistent	  with	  the	  Clean	  Air	  Plan.	  	  As	  
described	  in	  previous	  impact	  discussions	  in	  this	  section,	  the	  project	  would	  not	  emit	  pollutants	  
that	  exceed	  significance	  thresholds	  and	  the	  use	  of	  the	  project	  would	  not	  change	  traffic	  patterns	  
that	  would	  affect	  off-‐site	  emissions	  such	  that	  the	  project	  would	  be	  in	  conflict	  with	  the	  Clean	  Air	  
Plan.	  	  In	  addition,	  the	  project	  would	  not	  make	  a	  cumulatively	  considerable	  contribution	  to	  any	  
cumulative	  effect	  on	  air	  quality.	  
	  
	  



	  

Tiburon	  Peninsula	  Club	  –	  Junior	  Tennis	  Club	  Project	  Draft	  EIR	   Page	  65	  
Leonard	  Charles	  and	  Associates	   	   	  
	   	   Page	  65	  	  

4.5	   GLOBAL	  CLIMATE	  CHANGE	  
	  
A.	   Setting	  
	  
Climate	  change	  is	  caused	  by	  greenhouse	  gases	  (GHGs)	  emitted	  into	  the	  atmosphere	  around	  the	  
world	  from	  a	  variety	  of	  sources,	  including	  the	  combustion	  of	  fuel	  for	  energy	  and	  transportation,	  
cement	  manufacturing,	  and	  refrigerant	  emissions.	  	  GHGs	  are	  those	  gases	  that	  have	  the	  ability	  
to	  trap	  heat	  in	  the	  atmosphere,	  a	  process	  that	  is	  analogous	  to	  the	  way	  a	  greenhouse	  traps	  heat.	  	  
GHGs	  may	  be	  emitted	  a	  result	  of	  human	  activities,	  as	  well	  as	  through	  natural	  processes.	  	  Over	  
the	  last	  150	  years,	  GHGs	  have	  been	  accumulating	  in	  the	  earth’s	  atmosphere	  at	  a	  much	  faster	  
rate	  than	  has	  occurred	  historically.	  	  Increasing	  GHG	  concentrations	  in	  the	  atmosphere	  are	  
leading	  to	  global	  climate	  change.	  
	  
Carbon	  dioxide	  (CO2)	  is	  the	  most	  important	  anthropogenic	  GHG	  because	  it	  comprises	  the	  
majority	  of	  total	  GHG	  emissions	  released	  per	  year	  and	  it	  is	  very	  long-‐lived	  in	  the	  atmosphere.	  	  
Other	  common	  GHGs	  include	  methane,	  nitrous	  oxides,	  and	  halocarbons	  (a	  group	  of	  gases	  
containing	  fluorine,	  chlorine,	  or	  bromine).	  	  Typically,	  GHG	  emissions	  are	  expressed	  as	  carbon	  
dioxide	  equivalents,	  or	  CO2e,	  which	  is	  a	  means	  of	  weighting	  the	  global	  warming	  potential	  (GAP)	  
of	  the	  different	  gases	  relative	  to	  the	  global	  warming	  effect	  of	  CO2,	  which	  has	  a	  GAP	  value	  of	  
one.	  	  Other	  GHGs,	  such	  as	  methane	  and	  nitrous	  oxide	  which	  are	  commonly	  found	  in	  the	  
atmosphere,	  but	  at	  much	  lower	  concentrations,	  have	  Gaps	  of	  23	  and	  296,	  respectively.	  	  In	  the	  
United	  States,	  CO2	  emissions	  account	  for	  about	  85	  percent	  of	  the	  CO2e	  emissions,	  followed	  by	  
methane	  at	  about	  eight	  percent	  and	  nitrous	  oxide	  at	  about	  five	  percent.	  	  	  
	  
An	  individual	  project	  cannot	  generate	  enough	  GHG	  emissions	  to	  effect	  a	  discernible	  change	  in	  
global	  climate.	  However,	  the	  project	  may	  participate	  in	  this	  potential	  impact	  by	  its	  incremental	  
contribution	  combined	  with	  the	  cumulative	  increase	  of	  all	  other	  sources	  of	  GHGs	  which,	  when	  
taken	  together,	  may	  influence	  global	  climate	  change.	  Because	  these	  changes	  may	  have	  serious	  
environmental	  consequences,	  this	  section	  will	  evaluate	  the	  potential	  for	  the	  project	  to	  have	  a	  
significant	  effect	  upon	  California’s	  environment	  as	  a	  result	  of	  its	  potential	  contribution	  to	  the	  
enhanced	  greenhouse	  effect.	  
	  
It	  is	  widely	  recognized	  that	  anthropogenic	  emissions	  of	  greenhouse	  gases	  and	  aerosols	  are	  
contributing	  to	  changes	  in	  the	  global	  climate,	  and	  that	  such	  changes	  are	  having,	  and	  will	  
increasingly	  have,	  adverse	  effects	  worldwide.	  	  The	  major	  changes	  to	  California	  include	  sea-‐level	  
rise	  (and	  flooding)	  and	  changes	  to	  rainfall,	  snowfall	  and	  snowpack,	  air	  and	  water	  quality,	  and	  
ecosystems	  and	  biodiversity.	  
	  
B.	   Regulatory	  Framework	  
	  
In	  response	  to	  the	  increasing	  body	  of	  evidence	  that	  GHGs	  will	  continue	  to	  affect	  the	  global	  
climate,	  the	  State	  has	  enacted	  key	  legislation	  and	  implemented	  regulations,	  directives	  and	  
policies	  in	  an	  effort	  to	  reduce	  the	  State’s	  contribution	  to	  climate	  change.	  
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Local	  Plans	  and	  Policies	  

The	  Town’s	  Climate	  Action	  Plan	  recommends	  a	  number	  of	  actions	  to	  reduce	  GHG	  emissions	  in	  
the	  Town.	  	  These	  include	  increasing	  and/or	  improving	  the	  facilities	  to	  encourage	  walking	  and	  
biking	  for	  local	  trips;	  increasing	  energy	  efficiency	  in	  commercial	  buildings	  installing	  solar	  energy	  
systems	  in	  commercial	  buildings	  purchasing	  Marin	  Clean	  Electricity,	  and	  reducing	  solid	  waste	  
and	  water	  use.	  
	  
Bay	  Area	  Air	  Quality	  Management	  District	  
	  
BAAQMD	  implements	  a	  Climate	  Protection	  Planning	  Program.	  The	  goal	  of	  this	  program	  is	  to	  
reduce	  greenhouse	  gas	  emissions	  in	  the	  Bay	  Area.	  Keys	  to	  these	  efforts	  include	  establishing	  
GHG	  reduction	  goals,	  developing	  and	  implementing	  the	  2017	  Clean	  Air	  Plan,	  and	  working	  with	  
local	  governments	  to	  reduce	  GHG	  emissions	  through	  local	  programs	  and	  plans.	  	  In	  support	  of	  
this	  program,	  BAAQMD	  measures	  and	  reports	  GHG	  emissions	  in	  the	  Bay	  Area,	  updates	  
inventories	  of	  GHG	  emissions,	  including	  a	  consumption-‐based	  inventory,	  which	  is	  GHG	  
emissions	  from	  goods	  and	  services	  consumed	  by	  Bay	  Area	  residents,	  produced	  within	  and	  
outside	  of	  the	  Bay	  Area,	  imposes	  fees	  on	  GHG	  emissions	  from	  large	  permitted	  emission	  
sources,	  provides	  grants	  and	  incentives	  to	  help	  reduce	  emissions	  and	  engages	  the	  community	  
on	  the	  issue	  through	  outreach	  programs.	  	  The	  District’s	  CEQA	  Air	  Quality	  Guidelines	  address	  
GHG	  emissions	  and	  encourage	  communities	  to	  develop	  and	  implement	  GHG	  reduction	  plans.	  	  
	  
Methods	  of	  Assessing	  Global	  Climate	  Change	  
	  
The	  BAAQMD	  CEQA	  Air	  Quality	  Guidelines	  contain	  methodology	  and	  thresholds	  of	  significance	  
for	  evaluating	  GHG	  emissions	  from	  land	  use	  type	  projects.	  The	  BAAQMD	  thresholds	  were	  
developed	  specifically	  for	  the	  Bay	  Area	  after	  considering	  the	  Bay	  Area	  GHG	  inventory	  and	  the	  
effects	  of	  Assembly	  Bill	  32	  (AB	  32)	  scoping	  plan	  measures	  that	  would	  reduce	  regional	  emissions.	  
BAAQMD	  intends	  to	  achieve	  GHG	  reductions	  from	  new	  land	  use	  developments	  to	  close	  the	  gap	  
between	  projected	  regional	  emissions	  with	  AB	  32	  scoping	  plan	  measures	  and	  the	  AB	  32	  targets.	  
The	  BAAQMD	  has	  developed	  different	  thresholds	  for	  evaluating	  GHG	  emissions	  from	  projects:	  
	  

• Compliance	  with	  a	  qualified	  greenhouse	  gas	  reduction	  strategy;	  or	  
• Annual	  emissions	  of	  less	  than	  1,100	  metric	  tons	  or	  4.6	  metric	  tons	  per	  capita	  per	  year.	  

	  
The	  California	  Emissions	  Estimator	  Model	  (CalEEMod)	  was	  used	  to	  estimate	  construction	  and	  
operational	  emissions	  from	  the	  proposed	  project.	  	  Emissions	  of	  GHG	  are	  computed	  as	  CO2e	  
that	  considers	  the	  global	  warming	  potential	  of	  other	  gases	  emitted	  from	  typical	  land	  use	  
projects	  such	  as	  methane	  and	  nitrous	  oxide.	  In	  this	  analysis,	  project	  emissions	  are	  computed	  
and	  the	  project’s	  consistency	  with	  the	  City’s	  GHG	  Emission	  Reduction	  strategy	  is	  assessed.	  
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C.	   Potential	  Impacts	  and	  Mitigations	  
	  
1.	   Criteria	  Used	  to	  Determine	  Impact	  Significance	  
	  
The	  impact	  analysis	  section	  considers	  the	  project’s	  potential	  to	  result	  in	  significant	  impacts	  
based	  on	  standards	  of	  significance	  derived	  from	  CEQA	  Guidelines	  Appendix	  G.	  As	  such,	  the	  
project’s	  global	  climate	  change	  impact	  is	  considered	  significant	  if	  it	  meets	  the	  following	  criteria:	  
	  

1. Generates	  greenhouse	  gas	  emissions,	  either	  directly	  or	  indirectly,	  that	  may	  have	  a	  
significant	  impact	  on	  the	  environment.	  

	  
2. Conflicts	  with	  an	  applicable	  plan,	  policy	  or	  regulation	  adopted	  for	  the	  purpose	  of	  

reducing	  the	  emissions	  of	  greenhouse	  gases.	  
	  
2.	   Cumulative	  Impacts	  	  
	  
By	  definition,	  impacts	  to	  climate	  change	  are	  cumulative	  impacts	  since	  no	  single	  project	  by	  itself	  
can	  emit	  pollutants	  that	  would	  change	  the	  global	  climate.	  
	  
Impact	  4.5-‐A	  	   Construction	  and	  use	  of	  the	  project	  would	  increase	  the	  emission	  of	  

greenhouse	  gases.	  	  This	  impact	  would	  be	  less	  than	  significant.	  
	  
The	  use	  of	  heavy	  equipment	  to	  construct	  the	  proposed	  facilities	  would	  result	  in	  the	  temporary	  
emissions	  of	  GHG.	  However,	  the	  emissions	  would	  be	  minimal	  since	  construction	  using	  heavy	  
equipment	  would	  occur	  for	  a	  few	  weeks.	  As	  described	  in	  the	  Traffic	  section	  (Checklist	  Item	  XI),	  
future	  use	  of	  the	  project	  would	  generate	  emissions	  from	  a	  maximum	  daily	  estimate	  of	  40	  new	  
trips	  during	  the	  winter	  (this	  is	  a	  worst-‐case	  trip	  generation	  that	  assumes	  all	  additional	  students	  
would	  be	  transported	  by	  motor	  vehicles	  and	  there	  would	  be	  no	  carpooling).	  The	  BAAQMD’s	  
2010	  screening	  level	  size	  criteria	  below	  which	  a	  project-‐specific	  GHG	  analysis	  is	  not	  required	  is	  
46,000	  square	  feet	  for	  a	  racquet	  club.	  As	  was	  the	  case	  for	  emission	  of	  criteria	  air	  pollutants,	  the	  
project	  emissions	  would	  be	  well	  below	  the	  BAAQMD	  screening	  criteria	  for	  GHG	  emissions.	  
Accordingly,	  these	  GHG	  emissions	  would	  be	  expected	  to	  make	  a	  less	  than	  cumulatively	  
considerable	  contribution	  to	  the	  cumulative	  impact	  on	  global	  climate	  change.	  In	  addition,	  the	  
proposed	  project	  is	  expected	  to	  be	  consistent	  with	  recommendations	  set	  forth	  in	  the	  Town’s	  
Climate	  Action	  Plan.	  
	  
Although	  below	  the	  BAAQMD	  project	  screening	  sizes	  described	  above,	  the	  CalEEMod	  model	  
was	  used	  to	  model	  both	  temporary	  construction	  emissions	  and	  operational	  emissions	  (see	  
Appendix	  D	  of	  this	  EIR).	  The	  project	  type	  and	  size	  were	  entered	  into	  the	  model	  along	  with	  the	  
anticipated	  construction	  activity	  and	  daily	  traffic	  projections.	  	  Based	  on	  the	  modeling,	  project	  
construction	  would	  generate	  a	  total	  of	  59	  metric	  tons	  of	  CO2e.	  	  This	  would	  occur	  within	  a	  one-‐
year	  period.	  	  Operation	  of	  the	  project	  would	  generate	  approximately	  24	  metric	  tons	  per	  year.	  	  
These	  emissions	  levels	  are	  well	  below	  the	  most	  stringent	  thresholds	  recommended	  by	  
BAAQMD	  of	  1,100	  metric	  tons	  annually.	  
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Impact	  4.5-‐B	  	   Project-‐generated	  emission	  of	  greenhouse	  gases	  could	  conflict	  with	  a	  plan,	  
policy	  or	  regulation	  adopted	  for	  the	  purpose	  of	  reducing	  the	  emissions	  of	  
greenhouse	  gases.	  	  This	  impact	  would	  be	  less	  than	  significant.	  

	  
The	  Town	  has	  adopted	  a	  Climate	  Action	  Plan	  (CAP)	  that	  establishes	  strategies	  to	  reduce	  the	  
GHG	  emissions	  known	  to	  contribute	  to	  climate	  change,	  to	  conserve	  energy	  and	  other	  natural	  
resources,	  and	  to	  prepare	  the	  community	  for	  the	  expected	  effects	  of	  global	  warming.	  The	  CAP	  
includes	  specific	  goals	  and	  objectives	  to	  reduce	  GHG	  emissions,	  including	  policies,	  programs,	  
and	  actions	  that	  facilitate	  the	  efforts	  of	  residents	  and	  businesses	  to	  reduce	  their	  own	  
greenhouse	  gas	  emissions.	  Specifically,	  the	  CAP	  addresses	  uses	  that	  generate	  greenhouse	  gas	  
emissions,	  either	  directly	  or	  indirectly,	  that	  may	  have	  a	  significant	  impact	  on	  the	  environment.	  
Specific	  strategies	  recommended	  in	  the	  CAP	  include	  ways	  to	  reduce	  trips	  and	  vehicular	  travel	  
(local	  shopping,	  support	  for	  safe	  routes	  to	  schools,	  etc.).	  Given	  the	  type	  of	  project	  and	  the	  very	  
low	  emissions	  anticipated,	  the	  project	  would	  not	  interfere	  with	  local,	  BAAQMD	  or	  State	  
planning	  efforts	  to	  reduce	  GHG	  emissions.	  
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4.6	   ENERGY	  
	  
This	  section	  was	  prepared	  pursuant	  to	  Public	  Resources	  Code	  Section	  21100(b)(3),	  CEQA	  
Guidelines	  Section	  15126(c),	  and	  Appendix	  F	  (Energy	  Conservation	  of	  the	  Guidelines),	  which	  
require	  that	  EIRs	  include	  a	  discussion	  of	  the	  potential	  energy	  impacts	  of	  proposed	  projects	  with	  
particular	  emphasis	  on	  avoiding	  or	  reducing	  inefficient,	  wasteful,	  and	  unnecessary	  consumption	  
of	  energy.	  	  
	  
A.	   Setting	  
	  
1.	   Background	  Information	  
	  
Energy	  consumption	  is	  analyzed	  in	  an	  EIR	  because	  of	  the	  environmental	  impacts	  associated	  
with	  its	  production	  and	  usage.	  Such	  impacts	  include	  the	  depletion	  of	  nonrenewable	  resources	  
(oil,	  natural	  gas,	  coal,	  etc.)	  and	  emissions	  of	  pollutants	  during	  both	  the	  production	  and	  
consumption	  phases.	  
	  
2.	   Existing	  Conditions	  

a.	   Electricity	  and	  Natural	  Gas	  

Electricity	  consumption	  in	  California	  is	  projected	  to	  grow	  at	  a	  rate	  of	  1.2	  percent	  per	  year	  from	  
2010-‐2020,	  with	  demand	  during	  peak	  use	  periods	  (i.e.,	  hottest	  days	  of	  the	  year	  during	  the	  
afternoon)	  growing	  at	  a	  rate	  of	  1.3	  percent	  per	  year.	  	  In	  2010,	  approximately	  275,000	  kWh	  
(kilowatt	  hours)	  of	  electricity	  were	  consumed	  in	  the	  state.	  	  Under	  the	  State	  of	  California	  Energy	  
Action	  Plan,	  a	  “loading	  order”	  has	  been	  established	  for	  providing	  for	  future	  electricity	  needs.	  	  
The	  State	  and	  its	  electricity	  providers	  would	  invest	  first	  in	  energy	  efficiency	  and	  demand-‐side	  
resources,	  followed	  by	  renewable	  resources,	  and	  only	  then	  in	  clean	  conventional	  electricity	  
supply	  to	  meet	  its	  energy	  needs.	  	  The	  Energy	  Action	  Plan	  is	  an	  ongoing	  process,	  subject	  to	  
change	  and	  updating	  over	  time.	  The	  most	  recent	  update	  to	  the	  Energy	  Action	  Plan	  was	  in	  2008.	  
	  
With	  the	  adoption	  of	  SB	  1078,	  California	  established	  its	  Renewable	  Portfolio	  Standard	  (RPS)	  
program,	  with	  the	  goal	  of	  increasing	  the	  percentage	  of	  renewable	  energy	  in	  the	  state’s	  
electricity	  mix	  by	  at	  least	  1	  to	  20	  percent	  per	  year	  by	  2017.	  	  The	  RPS	  program	  aims	  to	  ensure	  
that	  a	  minimum	  amount	  of	  renewable	  energy	  is	  included	  in	  the	  portfolio	  of	  electricity	  
resources.	  
	  
County	  of	  Marin	  -‐	  PG&E	  and	  MCE	  
	  
Pacific	  Gas	  and	  Electric	  Company	  (PG&E)	  and	  Marin	  Clean	  Energy	  (MCE)	  provide	  electricity	  in	  
the	  county.	  	  MCE	  provides	  opportunities	  for	  customers	  to	  purchase	  electricity	  that	  is	  produced	  
with	  less	  emission	  of	  GHGs.	  transmits	  and	  delivers	  natural	  gas	  to	  residents	  and	  businesses	  in	  
the	  Tiburon	  area.	  	  It	  provides	  natural	  gas	  and	  electric	  service	  to	  approximately	  15	  million	  
people	  throughout	  a	  70,000	  square	  mile	  service	  area	  in	  northern	  and	  central	  California.	  	  PG&E’s	  
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operations	  are	  regulated	  by	  the	  California	  Public	  Utilities	  Commission.	  	  Electricity	  and	  natural	  
gas	  supplies	  are	  regulated	  by	  the	  California	  Energy	  Commission	  (CEC).	  
	  
The	  natural	  gas	  is	  provided	  via	  natural	  gas	  lines	  stretching	  from	  Oregon	  to	  Arizona.	  Gas	  is	  
delivered	  from	  basins	  in	  California,	  Canada	  and	  the	  Western	  United	  States	  by	  transmission	  
mains.	  	  Natural	  gas	  consumption	  in	  California	  is	  projected	  to	  grow	  at	  a	  rate	  of	  0.7	  percent	  per	  
year	  from	  2010-‐2018.	  PG&E	  estimates	  that	  natural	  gas	  consumption	  for	  its	  service	  areas	  will	  
grow	  at	  a	  rate	  of	  0.5	  percent	  per	  year	  from	  2010-‐2018.	  	  

b.	   Fuels	  

Transportation	  fuels,	  including	  gasoline	  and	  diesel	  fuels,	  are	  produced	  by	  refining	  crude	  oil.	  	  
Approximately	  38	  percent	  of	  crude	  oil	  used	  in	  California	  is	  produced	  in-‐state;	  the	  remaining	  
percent	  comes	  from	  Alaska	  (14	  percent)	  and	  foreign	  sources	  (48	  percent).	  	  All	  imported	  crude	  
supplies	  and	  products	  arrive	  to	  California	  by	  ship	  through	  marine	  terminals.	  	  In	  recent	  years,	  
Californians	  consumed	  approximately	  40	  million	  gallons	  of	  gasoline	  a	  day	  and	  about	  eight	  
million	  gallons	  of	  diesel	  a	  day.	  	  Overall,	  California	  is	  experiencing	  a	  downward	  trend	  in	  sales	  for	  
gasoline,	  diesel,	  and	  jet	  fuel.	  	  It	  is	  anticipated	  that	  this	  downward	  trend	  will	  continue	  due	  to	  
high	  fuel	  prices,	  efficiency	  gains,	  competing	  fuel	  technologies,	  and	  mandated	  increases	  of	  
alternative	  fuel	  use.	  
	  
B.	   Regulatory	  Framework	  
	  
Many	  federal,	  State,	  and	  local	  statutes	  and	  policies	  address	  energy	  conservation.	  	  At	  the	  federal	  
level,	  energy	  standards	  apply	  to	  numerous	  products	  (e.g.,	  the	  EnergyStar™	  program)	  and	  
transportation	  (fuel	  efficiency	  standards).	  	  At	  the	  State	  level,	  Title	  24	  of	  the	  California	  
Administrative	  Code	  sets	  forth	  energy	  standards	  for	  buildings;	  rebates/tax	  credits	  are	  provided	  
for	  installation	  of	  renewable	  energy	  systems;	  and	  the	  Flex	  Your	  Power	  program	  promotes	  
conservation	  in	  multiple	  areas.	  	  In	  addition,	  in	  January	  2010,	  the	  State	  of	  California	  adopted	  the	  
California	  Green	  Building	  Standards	  Code	  (CALGreen)	  that	  establishes	  mandatory	  green	  
building	  standards	  for	  all	  buildings	  in	  California.	  	  
	  
The	  California	  Green	  Building	  Standards	  Code	  covers	  five	  categories:	  planning	  and	  design,	  
energy	  efficiency,	  water	  efficiency	  and	  conservation,	  material	  conservation	  and	  resource	  
efficiency,	  and	  indoor	  environmental	  quality.	  	  These	  standards	  include	  a	  mandatory	  set	  of	  
minimum	  guidelines,	  as	  well	  as	  more	  rigorous	  voluntary	  measures,	  for	  new	  construction	  
projects	  to	  achieve	  specific	  green	  building	  performance	  levels.	  	  This	  Code	  went	  into	  effect	  as	  
part	  of	  local	  jurisdictions’	  building	  codes	  on	  January	  1,	  2011.	  
	  
Tiburon	  General	  Plan	  
	  
Policy	  OSC-‐61:	  	  The	  Town	  shall	  continue	  to	  pursue	  opportunities	  to	  improve	  energy	  efficiency	  
and	  reduce	  resource	  consumption	  in	  Town-‐owned	  facilities	  and	  operations.	  
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Policy	  OSC-‐63:	  The	  Town	  shall	  integrate	  energy	  efficiency,	  conservation,	  and	  other	  green	  
building	  incentives	  into	  the	  zoning	  permit	  and	  building	  permit	  processes.	  
	  
As	  discussed	  previously	  in	  the	  section	  on	  Greenhouse	  Gas	  Emissions,	  the	  Town’s	  Climate	  Action	  
Plan	  includes	  recommendations	  for	  future	  development	  to	  reduce	  gasoline	  consumption	  by	  
encouraging	  public	  transit;	  building	  and	  improving	  bicycle/pedestrian	  facilities;	  accelerating	  
adoption	  of	  electric	  vehicles;	  reducing	  energy	  consumption	  in	  commercial	  structures	  and	  
businesses;	  installing	  solar	  energy	  systems;	  enrolling	  in	  Marin	  Clean	  Energy	  programs;	  and	  
reducing	  water	  consumption	  and	  solid	  waste.	  
	  
C.	   Potential	  Impacts	  and	  Mitigations	  
	  
1.	   Criteria	  Used	  to	  Determine	  Impact	  Significance	  
	  
The	  impact	  analysis	  section	  considers	  the	  project’s	  potential	  to	  result	  in	  significant	  impacts	  
based	  on	  standards	  of	  significance	  derived	  from	  Public	  Resources	  Code	  Section	  21100(b)(3),	  
CEQA	  Guidelines	  Appendix	  F.	  As	  such,	  an	  energy	  impact	  is	  considered	  significant	  if	  the	  project	  
would	  result	  in	  a	  wasteful,	  inefficient,	  and	  unnecessary	  consumption	  of	  energy.	  	  Significance	  
criteria	  include	  whether	  the	  project	  would:	  

	  
1. Result	  in	  energy	  use	  inefficiencies	  at	  any	  stage	  of	  the	  project	  including	  construction,	  

operation,	  maintenance	  and/or	  removal.	  
	  

2. Result	  in	  energy	  needs	  exceeding	  the	  energy	  supplier’s	  capacity	  with	  existing	  or	  
planned	  supplies.	  	  

	  
3. Affect	  peak	  and	  base	  period	  demands	  for	  electricity.	  
	  
4. Adversely	  affect	  energy	  resources.	  	  	  

	  
2.	   Impact	  Analysis	  	  
	  
Impact	  4.6-‐A	  	   The	  project	  could	  result	  in	  a	  wasteful	  expenditure	  of	  energy.	  The	  impact	  

would	  be	  less	  than	  significant.	  
	  
A	  screening-‐level	  energy	  analysis	  assessed	  the	  direct	  and	  indirect	  energy	  impacts	  of	  the	  
proposed	  project,	  using	  outputs	  from	  the	  CalEEMod	  air	  quality	  modeling	  (see	  Appendix	  D).	  
Direct	  energy	  is	  the	  amount	  of	  fuel	  consumed	  by	  vehicles	  over	  a	  given	  period	  of	  time.	  	  Factors	  
that	  influence	  fuel	  consumption	  include:	  speed,	  grade,	  intersection	  delay	  time,	  traffic	  density	  
(free	  flowing	  or	  congested),	  and	  changing	  fuel	  economy	  due	  to	  newer	  more	  fuel-‐efficient	  
vehicles	  on	  the	  road.	  	  Indirect	  energy	  is	  the	  remaining	  energy	  consumed	  to	  construct,	  operate	  
and	  maintain	  the	  proposed	  project.	  	  Indirect	  energy	  also	  includes	  the	  manufacture	  and	  
maintenance	  of	  vehicles	  using	  the	  roadway.	  	  	  
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Constructing	  the	  project	  would	  result	  in	  the	  expenditure	  of	  approximately	  309	  MMBtu	  (Million	  
British	  Thermal	  Units).	  	  This	  includes	  fuel	  use	  from	  operation	  of	  construction	  equipment,	  truck	  
hauling	  and	  construction	  worker	  travel.	  	  There	  would	  be	  some	  minor	  energy	  usage	  from	  
electrical	  line	  power	  use	  during	  construction	  but	  that	  would	  be	  small	  compared	  to	  fuel	  
combustion.	  	  
	  
The	  project	  would	  result	  in	  an	  increase	  in	  energy	  usage	  due	  to	  new	  vehicle	  trips,	  increased	  
electricity	  needs	  and	  some	  projected	  increase	  in	  natural	  gas	  consumption.	  	  This	  would	  result	  in	  
an	  annual	  increase	  of	  335	  MMBtu.	  	  This	  would	  be	  a	  small	  increase	  in	  energy,	  equivalent	  to	  
about	  the	  energy	  use	  of	  two	  single-‐family	  residences.	  	  	  
	  
3.	   Cumulative	  Impacts	  	  
	  
Impact	  4.6-‐B	  	   The	  project	  would	  not	  contribute	  to	  a	  significant	  cumulative	  impact	  

related	  to	  energy	  use.	  
	  
The	  geographic	  area	  for	  the	  analysis	  of	  energy	  impacts	  includes	  all	  projects	  in	  the	  State.	  	  
Construction	  and	  operation	  of	  new	  projects	  in	  California	  will	  require	  expenditure	  of	  a	  
substantial	  amount	  of	  energy.	  	  The	  State	  has	  expended	  considerable	  effort	  at	  developing	  
programs	  requiring	  fuel	  economy	  and	  conservation.	  	  Regulations	  governing	  vehicle	  fuel	  
economy	  will	  become	  more	  stringent	  as	  time	  goes	  on,	  and	  it	  is	  expected	  that	  further	  
development	  of	  alternative	  energy	  sources	  will	  also	  reduce	  the	  use	  of	  fossil	  fuel-‐generated	  
energy.	  	  For	  example,	  the	  project	  would	  need	  to	  meet	  the	  new	  State	  Building	  codes	  that	  
require	  energy	  efficient	  measures.	  	  	  This	  means	  new	  construction	  will	  be	  more	  than	  25%	  more	  
efficient	  in	  the	  future.	  	  As	  described	  above,	  the	  project	  would	  result	  in	  a	  very	  small	  increase	  in	  
energy	  use.	  	  In	  either	  case,	  the	  project	  would	  not	  make	  a	  cumulatively	  considerable	  
contribution	  to	  any	  State-‐wide	  cumulative	  impact	  related	  to	  wasteful,	  inefficient,	  or	  
unnecessary	  consumption	  energy.	  	  
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4.7	   BIOLOGICAL	  RESOURCES	  	  
	  
A.	   Setting	  
	  
1.	   Background	  
	  
A	  biological	  report	  was	  prepared	  for	  the	  project	  and	  is	  included	  in	  Appendix	  E	  of	  this	  EIR.	  	  The	  
Town	  has	  accepted	  this	  biological	  report	  as	  an	  objective	  analysis	  of	  site	  biology	  and	  project	  
impacts	  prepared	  by	  reputable	  biological	  consultants	  (LSA).	  	  The	  same	  biologist	  and	  firm	  
prepared	  the	  biological	  resources	  section	  of	  the	  Environmental	  Data	  Submission	  in	  2004	  for	  
previous	  improvements	  to	  the	  TPC.	  	  The	  analysis	  of	  potential	  biological	  impacts	  in	  both	  the	  
Initial	  Study	  and	  this	  EIR	  is	  partly	  based	  on	  these	  reports	  as	  well	  as	  other	  reports	  prepared	  for	  
the	  Tiburon	  Peninsula	  Club	  and	  other	  projects	  in	  the	  area	  of	  the	  Railroad	  Marsh.	  
	  
2.	   Project	  Site	  Conditions	  
	  
The	  project	  site	  is	  located	  between	  a	  serpentine	  hillside	  on	  the	  Old	  St.	  Hilary’s	  Open	  Space	  
Preserve	  to	  the	  north	  and	  Railroad	  Marsh	  to	  the	  southwest.	  Part	  of	  the	  TPC	  property	  
encompasses	  a	  northern	  portion	  of	  this	  marsh.	  The	  proposed	  project	  is	  located	  adjacent	  to	  the	  
existing	  parking	  lot	  and	  tennis	  courts	  located	  on	  the	  south	  side	  of	  Mar	  West	  Street.	  The	  
biological	  report	  states	  that	  other	  than	  the	  marsh,	  the	  TPC	  property	  has	  low	  biological	  value.	  
The	  area	  to	  the	  north	  and	  east	  of	  the	  existing	  tennis	  courts	  near	  where	  the	  new	  entry	  would	  be	  
developed	  contains	  non-‐native	  vegetation	  with	  a	  heavy	  stand	  of	  black	  acacia	  and	  French	  broom	  
between	  the	  courts	  and	  Mar	  West	  Street.	  
	  
The	  approximately	  10-‐acre	  Railroad	  Marsh	  is	  a	  sensitive	  natural	  community	  and	  is	  the	  
preeminent	  biological	  resource	  near	  the	  project	  site.	  The	  marsh	  was	  historically	  part	  of	  the	  
Belvedere	  Lagoon	  and	  supported	  saltmarsh	  and	  tidal	  mudflat	  habitat.	  In	  the	  1880s,	  the	  site	  was	  
cut	  off	  from	  tidal	  action	  by	  construction	  of	  the	  Northwestern	  Pacific	  Railroad	  yard.	  The	  marsh	  is	  
surrounded	  by	  urban	  development	  and	  is	  replenished	  by	  runoff	  from	  these	  developed	  areas	  
and	  a	  stream	  that	  flows	  from	  Tiburon	  Ridge	  to	  the	  north.	  Subsequent	  siltation	  and	  construction	  
converted	  the	  marsh	  to	  a	  freshwater	  marsh	  and	  reduced	  the	  open	  water	  portion	  of	  the	  marsh	  
to	  about	  one	  acre	  by	  the	  1960s.	  	  	  
	  
Figure	  3.1-‐3	  in	  the	  Project	  Description	  section	  shows	  the	  wetlands	  on	  the	  site	  (which	  could	  
include	  jurisdictional	  wetlands)	  along	  with	  a	  25-‐foot	  setback	  from	  the	  edge	  of	  the	  wetlands.	  	  
The	  figure	  also	  shows	  an	  additional	  5-‐foot	  setback	  from	  the	  epee	  of	  native	  trees	  (oaks	  and	  
willows.)	  	  The	  open	  water	  of	  the	  Railroad	  Marsh	  pond	  is	  south	  of	  the	  project	  property.	  	  Figure	  
3.1-‐3	  shows	  that	  development	  would	  be	  outside	  the	  100-‐foot	  setback	  from	  the	  marsh	  open	  
water	  edge.	  
	  
The	  marsh	  vegetation	  is	  dominated	  by	  willow	  (Salix	  sp.)	  with	  cattail	  (Typha	  sp.),	  French	  broom	  
(Genista	  monspessulana),	  acacia	  trees	  (Acacia	  sp.),	  blackberry	  (Rubus	  sp.),	  pampas	  grass	  
(Cortaderia	  selloana)	  and	  poison	  hemlock	  (Conium	  maculatum).	  The	  riparian	  vegetation	  
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adjacent	  to	  the	  project	  site,	  as	  well	  as	  the	  wetlands	  and	  open	  waters	  within	  the	  marsh,	  
provides	  habitat	  for	  a	  variety	  of	  wildlife	  species	  including	  resident	  and	  migratory	  birds.	  
	  
3.	   Special	  Status	  Species	  
	  
Railroad	  Marsh’s	  willow	  riparian	  habitat	  exists	  along	  the	  southern	  property	  boundary	  of	  the	  
TPC	  and	  could	  provide	  nesting	  habitat	  for	  the	  salt	  marsh	  common	  yellowthroat	  (Geothlypis	  
trichas	  sinuosa),	  a	  California	  species	  of	  special	  concern.	  There	  is	  also	  potential	  habitat	  for	  
California	  red-‐legged	  frog	  (Rana	  draytonii),	  a	  federal	  Threatened	  species.	  These	  species	  were	  
last	  reported	  during	  a	  site	  investigation	  in	  1982.	  No	  special	  status	  species	  were	  observed	  during	  
preparation	  of	  the	  project	  biological	  report.	  No	  nests	  or	  roosts	  of	  special	  status	  species	  of	  birds	  
were	  observed	  during	  preparation	  of	  the	  project	  biological	  report.	  The	  biological	  report	  
concludes	  that	  there	  is	  a	  low	  likelihood	  of	  special	  status	  wildlife	  species	  occurring	  at	  the	  marsh	  
due	  to	  its	  isolation	  from	  other	  habitat	  areas,	  its	  location	  near	  the	  tip	  of	  the	  Tiburon	  Peninsula,	  
and	  its	  immediate	  urban	  surroundings.	  No	  special	  status	  species	  of	  plants	  were	  observed.	  
However,	  there	  is	  historic	  evidence	  of	  California	  red-‐legged	  frogs	  and	  the	  salt	  marsh	  common	  
yellowthroat	  in	  the	  marsh	  area.	  The	  developed	  portion	  of	  the	  project	  site	  north	  of	  the	  marsh	  is	  
not	  expected	  to	  support	  any	  special	  status	  species	  of	  plants	  or	  wildlife.	  
	  
4.	   Sensitive	  Habitats	  
	  
The	  site	  of	  the	  existing	  courts	  is	  developed	  with	  tennis	  courts,	  storage	  facilities	  and	  parking	  
areas.	  	  There	  is	  no	  sensitive	  habitat	  on	  the	  site	  proposed	  for	  development.	  	  As	  described	  above,	  
south	  of	  the	  developed	  portion	  of	  the	  TPC	  property	  are	  willow	  riparian	  habitat,	  wetlands,	  a	  few	  
native	  oaks,	  and	  marsh	  habitat.	  
	  
B.	   Regulatory	  Framework	  
	  
The	  following	  plans,	  acts,	  and	  regulations	  are	  related	  to	  preservation	  of	  Special	  Status	  Species	  
and	  biotic	  habitat.	  
	  
Federal	  

Federal	  Endangered	  Species	  Act	  

Under	  FESA,	  the	  Secretary	  of	  the	  Interior	  and	  the	  Secretary	  of	  Commerce	  have	  joint	  authority	  
to	  list	  a	  species	  as	  threatened	  or	  endangered	  (16	  USC	  1533[c]).	  Two	  federal	  agencies	  oversee	  
FESA:	  the	  USFWS	  has	  jurisdiction	  over	  plants,	  wildlife,	  and	  resident	  fish,	  and	  the	  National	  
Marine	  Fisheries	  (NMFS)	  has	  jurisdiction	  over	  anadromous	  and	  marine	  fish	  as	  well	  as	  marine	  
mammals.	  FESA	  prohibits	  the	  “take”6	  of	  any	  fish	  or	  wildlife	  species	  listed	  as	  threatened	  or	  
endangered,	  including	  the	  destruction	  of	  habitat	  that	  could	  hinder	  species	  recovery.	  Section	  10	  
of	  FESA	  requires	  the	  issuance	  of	  an	  incidental	  take	  permit	  before	  any	  public	  or	  private	  action	  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
6	   “Take”	   is	   defined	   as	   harassing,	   harming,	   pursuing,	   hunting,	   shooting,	   wounding,	   killing,	   trapping,	  
capturing,	  collecting,	  or	  attempting	  to	  engage	  in	  any	  such	  conduct.	  
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may	  be	  taken	  that	  could	  harm,	  harass,	  injure,	  kill,	  capture,	  collect,	  or	  otherwise	  hurt	  any	  
individual	  of	  an	  endangered	  or	  threatened	  species.	  The	  permit	  requires	  preparation	  and	  
implementation	  of	  a	  habitat	  conservation	  plan	  that	  provides	  specific	  measures	  to	  offset	  project	  
impacts	  on	  endangered	  or	  threatened	  species.	  	  
	  
Pursuant	  to	  the	  requirements	  of	  FESA,	  an	  agency	  reviewing	  a	  proposed	  project	  within	  its	  
jurisdiction	  must	  determine	  whether	  any	  federally	  listed	  threatened	  or	  endangered	  species	  
could	  be	  present	  in	  the	  project	  area	  and	  whether	  the	  project	  action	  would	  have	  a	  potentially	  
significant	  impact	  on	  such	  species.	  In	  addition,	  the	  agency	  is	  required	  to	  determine	  whether	  the	  
project	  action	  is	  likely	  to	  jeopardize	  the	  continued	  existence	  of	  any	  species	  proposed	  to	  be	  
listed	  under	  FESA	  or	  result	  in	  the	  destruction	  or	  adverse	  modification	  of	  critical	  habitat	  
proposed	  to	  be	  designated	  for	  such	  species	  (16	  USC	  1536[3],	  [4]).	  
	  
Similarly,	  the	  permitting	  responsibilities	  of	  the	  Army	  Corps	  of	  Engineers	  include	  consultation	  
with	  the	  USFWS	  and	  NMFS	  when	  federally	  listed	  species	  (i.e.,	  listed	  under	  the	  FESA)	  are	  at	  risk.	  
At	  both	  the	  State	  and	  federal	  levels,	  the	  process	  requires	  that	  a	  Biological	  Assessment	  be	  
prepared	  to	  determine	  the	  effects	  on	  listed	  species.	  	  

The	  Migratory	  Bird	  Treaty	  Act	  

The	  Federal	  Migratory	  Bird	  Treaty	  Act	  (MBTA)	  (16	  U.S.C.	  703	  et	  seq.),	  Title	  50	  Code	  of	  Federal	  
Regulations	  (CFR)	  Part	  10,	  prohibits	  taking,	  killing,	  possessing,	  transporting,	  and	  importing	  of	  
migratory	  birds,	  parts	  of	  migratory	  birds,	  and	  their	  eggs	  and	  nests,	  except	  when	  specifically	  
authorized	  by	  the	  Department	  of	  the	  Interior.	  As	  used	  in	  the	  act,	  the	  term	  “take”	  is	  defined	  as	  
meaning,	  “to	  pursue,	  hunt,	  capture,	  collect,	  kill	  or	  attempt	  to	  pursue,	  hunt,	  shoot,	  capture,	  
collect	  or	  kill,	  unless	  the	  context	  otherwise	  requires.”	  Many	  bird	  species	  are	  considered	  
migratory	  under	  the	  MBTA.	  Disturbance	  that	  causes	  nest	  abandonment	  and/or	  loss	  of	  
reproductive	  effort	  or	  loss	  of	  habitat	  upon	  which	  these	  birds	  depend	  would	  be	  in	  violation	  of	  
the	  MBTA.	  

U.S.	  Fish	  and	  Wildlife	  Service	  (USFWS)	  

USFWS	  administers	  the	  Federal	  Endangered	  Species	  Act	  (ESA)	  and	  the	  Marine	  Mammal	  
Protection	  Act.	  	  The	  U.S.	  Fish	  and	  Wildlife	  Service	  (USFWS)	  operates	  under	  a	  number	  of	  
statutory	  and	  administrative	  authorities.	  	  Its	  basic	  responsibilities	  concern	  migratory	  birds,	  
anadromous	  fish,	  and	  endangered	  species.	  	  If	  a	  project	  involves	  a	  "take"	  of	  a	  federally	  listed	  
species,	  then	  USFWS	  must	  approve	  the	  permit	  for	  this	  "taking."	  
	  
The	  USFWS	  is	  an	  advisory	  agency	  to	  the	  Army	  Corps	  on	  Section	  404	  and	  Section	  10	  projects.	  	  
The	  USFWS	  will	  review	  mitigation	  plans	  for	  these	  projects.	  	  The	  USFWS	  identifies	  four	  different	  
resource	  categories	  with	  criteria	  and	  mitigation	  goals	  for	  each.	  	  The	  Fish	  and	  Wildlife	  Service	  
will	  review	  the	  resources	  on	  a	  site	  and	  assign	  a	  category	  to	  each.	  	  Each	  category	  has	  a	  specific	  
set	  of	  mitigation	  requirements.	  
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National	  Oceanic	  and	  Atmospheric	  Administration-‐National	  Marine	  Fisheries	  Service	  (NMFS	  
or	  NOAA-‐Fisheries)	  Regulations	  

NMFS	  administers	  the	  Federal	  Endangered	  Species	  Act	  and	  the	  Marine	  Mammal	  Protection	  Act	  
as	  they	  pertain	  to	  marine	  and	  anadromous	  species.	  	  The	  service	  also	  advises	  the	  Army	  Corps	  of	  
Engineers	  on	  Section	  7	  and	  Section	  404	  permits	  for	  projects	  that	  could	  affect	  fish	  habitat.	  	  
	  
State	  

California	  Department	  of	  Fish	  and	  Wildlife	  	  

The	  California	  Department	  of	  Fish	  and	  Wildlife	  (CDFW)	  administers	  a	  number	  of	  laws	  and	  
programs,	  discussed	  below,	  designed	  to	  protect	  fish	  and	  wildlife	  resources.	  
	  
California	  Endangered	  Species	  Act	  
	  
The	  California	  Endangered	  Species	  Act	  of	  1984	  (CESA)	  –	  Fish	  and	  Game	  Code	  Section	  2050	  et	  
seq	  –	  regulates	  the	  listing	  and	  “take”	  of	  endangered	  and	  threatened	  species.	  A	  “take”	  of	  such	  a	  
species	  may	  be	  permitted	  by	  CDFW	  through	  issuance	  of	  permits	  pursuant	  to	  Fish	  and	  Game	  
Code	  Section	  2081,	  except	  for	  designed	  “fully	  protected”	  species	  (see	  subsection	  below).	  
	  
Fully	  Protected	  Species	  
	  
The	  classification	  of	  “fully	  protected”	  was	  the	  CDFW’s	  initial	  effort	  to	  identify	  and	  provide	  
additional	  protection	  to	  those	  animals	  that	  were	  rare	  or	  faced	  possible	  extinction.	  Lists	  were	  
created	  for	  fish,	  amphibians	  and	  reptiles,	  birds,	  and	  mammals.	  Most	  of	  the	  species	  on	  these	  
lists	  have	  subsequently	  been	  listed	  under	  CESA	  and/or	  FESA.	  	  

Protection	  of	  Nesting	  Birds	  

Section	  3503.5	  of	  the	  California	  Fish	  and	  Game	  Code	  states	  that	  it	  is	  “unlawful	  to	  take,	  possess,	  
or	  destroy	  the	  nests	  or	  eggs	  of	  any	  such	  bird	  of	  prey	  (i.e.,	  species	  in	  the	  orders	  Falconiformes	  
and	  Strigiformes)	  except	  otherwise	  provided	  by	  this	  code	  or	  any	  other	  regulation	  adopted	  
hereto.”	  Active	  nests	  of	  all	  other	  birds	  (except	  English	  sparrow	  (Passer	  domesticus)	  and	  
European	  starling	  (Sturnus	  vulgaris))	  are	  similarly	  protected	  under	  Section	  3503	  of	  the	  
California	  Fish	  and	  Game	  Code,	  as	  well	  as	  birds	  designated	  in	  the	  International	  Migratory	  Bird	  
Treaty	  Action	  under	  Section	  3513	  of	  the	  California	  Fish	  and	  Game	  Code.	  Disturbance	  that	  
causes	  nest	  abandonment	  and/or	  loss	  of	  reproductive	  failure	  is	  considered	  a	  take	  by	  the	  CDFW.	  
This	  statute	  does	  not	  provide	  for	  the	  issuance	  of	  an	  incidental	  take	  permit.	  

Native	  Plant	  Protection	  Act	  

California	  Fish	  and	  Game	  Code	  Section	  1900–1913,	  also	  known	  as	  the	  Native	  Plant	  Protection	  
Act,	  is	  intended	  to	  preserve,	  protect,	  and	  enhance	  endangered	  or	  rare	  native	  plants	  in	  
California.	  The	  act	  directs	  CDFW	  to	  establish	  criteria	  for	  determining	  what	  native	  plants	  are	  rare	  
or	  endangered.	  Under	  Section	  1901,	  a	  species	  is	  endangered	  when	  its	  prospects	  for	  survival	  
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and	  reproduction	  are	  in	  immediate	  jeopardy	  from	  one	  or	  more	  cause.	  A	  species	  is	  rare	  when,	  
although	  not	  threatened	  with	  immediate	  extinction,	  it	  is	  in	  such	  small	  numbers	  throughout	  its	  
range	  that	  it	  may	  become	  endangered	  if	  its	  present	  environment	  worsens.	  The	  act	  also	  directs	  
the	  California	  Fish	  and	  Wildlife	  Commission	  to	  adopt	  regulations	  governing	  the	  taking,	  
possessing,	  propagation,	  or	  sale	  of	  any	  endangered	  or	  rare	  native	  plant.	  
	  
3.	   California	  Rare	  Plant	  Ranks	  
	  
Regional	  committees	  made	  up	  of	  professional	  botanists	  review	  current	  status	  information	  and	  
recommendations	  for	  changes	  made	  by	  the	  California	  Natural	  Diversity	  Database	  of	  CDFW	  and	  
the	  CNPS,	  and	  comment	  on	  whether	  changes	  are	  warranted.	  	  Changes	  are	  made	  if	  there	  is	  a	  
consensus	  that	  this	  is	  warranted.	  In	  April	  2011	  the	  California	  Native	  Plant	  Society	  (CNPS)	  
officially	  changed	  the	  name	  “CNPS	  List”	  to	  “California	  Rare	  Plant	  Rank.”	  	  The	  definitions	  of	  the	  
ranks	  and	  the	  ranking	  system	  have	  remained	  essentially	  unchanged.	  	  California	  Rare	  Plant	  
Ranks	  include	  the	  following	  categories:	  
	  

1A.	  Presumed	  extinct	  in	  California;	  extirpated	  or	  rare	  in	  other	  states.	  
1B.	  Rare,	  threatened,	  or	  endangered	  in	  California	  and	  elsewhere.	  
2A.	  Presumed	  extirpated	  in	  California,	  but	  more	  common	  elsewhere.	  
2B.	  Rare,	  threatened,	  or	  endangered	  in	  California,	  but	  more	  common	  elsewhere.	  
	  	  3.	  Plants	  for	  which	  more	  information	  is	  needed.	  
	  	  4.	  Plants	  of	  limited	  distribution	  –	  a	  “watch”	  list.	  

	  
Additionally,	  endangerment	  codes	  are	  assigned	  to	  each	  taxon	  as	  follows:	  
	  

1. Seriously	  endangered	  in	  California	  (over	  80	  percent	  of	  occurrences	  threatened/high	  
degree	  of	  immediacy	  of	  threat).	  

2. Fairly	  endangered	  in	  California	  (20-‐80	  percent	  occurrences	  threatened).	  
3. Not	  very	  endangered	  in	  California	  (<20	  percent	  of	  occurrences	  threatened	  or	  no	  

current	  threats	  known).	  
	  

Plants	  designated	  CRPR	  1A,	  1B,	  and	  2	  may	  qualify	  for	  State	  listing,	  and	  are	  given	  consideration	  
under	  CEQA	  during	  project	  review.	  	  	  
	  
4.	   Local	  
	  
Tiburon	  2020	  General	  Plan	  
	  
The	  Tiburon	  2020	  General	  Plan	  contains	  the	  following	  policies	  for	  protection	  of	  biological	  
resources	  that	  are	  pertinent	  to	  this	  project.	  
	  
Policy	  OSC-‐20:	  	  Buffer	  zones	  of	  at	  least	  100	  feet	  shall	  be	  provided,	  to	  the	  maximum	  extent	  
feasible,	  between	  development	  and	  wetland	  areas.	  
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Policy	  OSC-‐25:	  	  A	  diversity	  and	  abundance	  of	  wildlife	  and	  marine	  life	  shall	  be	  protected	  and	  
maintained.	  	  The	  Town	  shall	  strive	  to	  preserve	  and	  protect	  to	  the	  greatest	  extent	  feasible	  
wildlife	  habitat	  in	  the	  open	  spaces,	  shoreline,	  marshes,	  mudflats,	  and	  other	  biologically	  
sensitive	  areas.	  
	  
Policy	  OSC-‐32:	  Protected	  trees,	  as	  defined	  in	  the	  Municipal	  Code,	  tree	  stands,	  and	  tree	  clusters	  
shall	  be	  preserved	  to	  the	  maximum	  extent	  feasible.	  
	  
Policy	  OSC-‐33:	  	  The	  Town	  shall	  protect	  natural	  habitat,	  and	  natural	  wooded	  areas	  shall	  be	  
preserved	  to	  the	  maximum	  extent	  feasible.	  
	  
Policy	  OSC-‐26:	  	  To	  the	  maximum	  extent	  feasible,	  and	  as	  required	  by	  federal	  and	  state	  laws,	  
development	  and	  construction	  shall	  not	  affect	  special	  status	  species	  or	  special	  communities.	  
	  
Policy	  OSC-‐52:	  	  Water	  quality	  should	  be	  maintained	  or	  enhanced	  in	  order	  to	  promote	  the	  
continued	  environmental	  health	  of	  natural	  waterway	  habitats.	  
	  
Tiburon	  Tree	  Ordinance	  
	  
The	  Town’s	  Tree	  Ordinance	  (Chapter	  15A	  of	  the	  Town	  Municipal	  Code)	  mandates	  protection	  for	  
certain	  species	  of	  native	  trees	  of	  a	  defined	  minimum	  circumference	  of	  20	  inches	  at	  24	  inches	  
above	  the	  ground	  surface	  or	  height	  (15	  feet).	  
	  
Railroad	  Marsh	  Management	  Plan	  
	  
In	  the	  1980s,	  the	  Town	  initiated	  efforts	  to	  restore	  the	  marsh	  (per	  the	  original	  Tiburon	  
Freshwater	  Marsh	  Restoration	  Plan,	  WRA	  1985).	  In	  implementing	  that	  plan,	  the	  Town	  has	  
dredged	  the	  marsh	  sediment	  basins,	  installed	  sediment	  traps,	  replanted	  the	  margins	  with	  
native	  plants,	  and	  manipulated	  the	  water	  level	  to	  control	  cattails.	  In	  2000,	  the	  Town	  had	  the	  
Marsh	  Restoration	  Plan	  revised	  to	  address	  maintenance	  problems	  including	  effects	  of	  increased	  
public	  access	  and	  trash.	  The	  Plan	  requires	  a	  vegetated	  buffer	  50	  feet	  from	  the	  shore	  of	  Railroad	  
Marsh.	  
	  
C.	   Potential	  Impacts	  and	  Mitigation	  Measures	  	  
	  
1.	   Criteria	  Used	  For	  Determining	  Impact	  Significance	  
	  
The	  impact	  analysis	  section	  considers	  the	  project’s	  potential	  to	  result	  in	  significant	  impacts	  
based	  on	  standards	  of	  significance	  derived	  from	  CEQA	  Guidelines	  Appendix	  G.	  As	  such,	  the	  
project	  would	  have	  a	  significant	  impact	  on	  biological	  resources	  if	  it	  meets	  any	  of	  the	  following	  
criteria:	  
	  

1. Has	  a	  substantial	  adverse	  effect,	  either	  directly	  or	  through	  habitat	  modification,	  on	  any	  
species	  identified	  as	  a	  candidate,	  sensitive,	  or	  special	  status	  species	  in	  local	  or	  regional	  
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plans,	  policies,	  or	  regulations,	  or	  by	  the	  California	  Department	  of	  Fish	  and	  Wildlife	  or	  
the	  U.S.	  Fish	  and	  Wildlife	  Service.	  	  

	  
2. Has	  a	  substantial	  adverse	  effect	  on	  any	  riparian	  habitat	  or	  other	  sensitive	  natural	  

community	  identified	  in	  local	  or	  regional	  plans,	  policies,	  or	  regulations	  or	  by	  the	  
California	  Department	  of	  Fish	  and	  Wildlife	  or	  the	  U.S.	  Fish	  and	  Wildlife	  Service.	  	  
	  

3. Has	  a	  substantial	  adverse	  effect	  on	  federally	  protected	  wetlands	  as	  defined	  by	  section	  
404	  of	  the	  Clean	  Water	  Act	  (including,	  but	  not	  limited	  to,	  marsh,	  vernal	  pool,	  coastal,	  
etc.)	  or	  tributary	  to	  an	  already	  impaired	  water	  body,	  as	  defined	  by	  section	  303(d)	  of	  the	  
Clean	  Water	  Act	  through	  direct	  removal,	  filling,	  hydrological	  interruption,	  or	  other	  
means.	  

	  
4. Interferes	  substantially	  with	  the	  movement	  of	  any	  native	  resident	  or	  migratory	  fish	  or	  

wildlife	  species	  or	  with	  established	  native	  resident	  or	  migratory	  wildlife	  corridors,	  or	  
impede	  the	  use	  of	  native	  wildlife	  nursery	  sites.	  	  

	  
5. Conflicts	  with	  any	  local	  policies	  or	  ordinances	  protecting	  biological	  resources,	  such	  as	  a	  

tree	  preservation	  policy	  or	  ordinance.	  	  
	  

6. Conflicts	  with	  the	  provisions	  of	  an	  adopted	  Habitat	  Conservation	  Plan,	  Natural	  
Community	  Conservation	  Plan,	  or	  other	  approved	  local,	  regional,	  or	  State	  habitat	  
conservation	  plan.	  	  

	  
Due	  to	  the	  location	  and	  characteristics	  of	  the	  project,	  certain	  conditions	  are	  not	  associated	  with	  
the	  project,	  and,	  therefore,	  are	  not	  considered	  potential	  impacts.	  	  These	  conditions	  are	  
addressed	  briefly	  below	  and	  are	  not	  discussed	  further	  in	  this	  document.	  
	  
Conflict	  with	  Habitat	  Conservation	  Plan	  
	  
The	  project	  site	  is	  not	  part	  of	  a	  approved	  local,	  regional,	  or	  State	  habitat	  conservation	  plan.	  
There	  would	  be	  no	  impact	  per	  this	  criterion.	  
	  
2.	   Impact	  Analysis	  
	  
Impact	  4.7-‐A	  	   Project	  construction	  and	  operation	  could	  injure	  or	  kill	  special-‐status	  

species	  and/or	  damage	  habitat	  used	  by	  special-‐status	  species.	  	  This	  is	  a	  
potentially	  significant	  impact.	  

	  
The	  project	  does	  not	  include	  any	  construction	  within	  the	  100-‐foot	  setback	  from	  Railroad	  Marsh	  
as	  well	  as	  a	  25-‐foot	  setback	  from	  the	  nearest	  area	  containing	  wetlands.	  The	  project	  site	  itself	  
does	  not	  support	  any	  special-‐status	  species	  of	  plants	  and	  animals.	  	  As	  described	  in	  the	  Setting	  
section,	  except	  for	  the	  California	  red-‐legged	  frog	  and	  salt	  marsh	  common	  yellowthroat,	  there	  is	  
no	  evidence	  of	  the	  site	  supporting	  special-‐status	  plants	  or	  breeding	  or	  nesting	  habitat	  for	  any	  
special-‐status	  wildlife	  species.	  Though	  neither	  this	  frog	  nor	  bird	  have	  been	  sighted	  here	  in	  35	  
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years,	  it	  is	  possible	  that	  they	  could	  inhabit	  the	  area	  or	  travel	  into	  the	  proposed	  construction	  
area.	  Consequently,	  project	  construction	  could	  result	  in	  injury	  or	  death	  to	  this	  threatened	  frog	  
species	  and	  a	  bird	  listed	  as	  a	  California	  species	  of	  special	  concern.	  	  
	  
The	  proposed	  project	  includes	  lighting	  tennis	  courts	  until	  7:30	  in	  the	  evenings.	  Proposed	  lights	  
will	  face	  toward	  the	  surfaces	  of	  the	  tennis	  courts.	  	  They	  will	  be	  screened	  and	  shielded,	  and	  be	  
“dark	  sky”	  compliant	  (as	  defined	  by	  the	  International	  Dark-‐Sky	  Association).	  The	  proposed	  
design	  would	  minimize	  leakage	  of	  light	  to	  the	  willow	  trees	  south	  of	  the	  courts.	  Such	  lighting	  is	  
not	  likely	  to	  affect	  wildlife	  because	  species	  inhabiting	  or	  visiting	  the	  marsh	  area	  are	  accustomed	  
to	  lighting	  in	  the	  area	  around	  the	  marsh.	  	  For	  instance,	  there	  is	  substantial	  ambient	  light	  
generated	  by	  TPC	  parking	  lot	  lights	  (that	  are	  not	  shielded,	  are	  on	  taller	  light	  standards	  than	  the	  
proposed	  court	  lighting,	  and	  on	  later	  into	  the	  night)	  	  In	  addition,	  there	  are	  lights	  at	  nearby	  
residences,	  offices,	  and	  the	  Belvedere-‐Tiburon	  Library,	  as	  well	  headlights	  from	  existing	  
vehicular	  traffic	  on	  Mar	  West	  Street.	  There	  is	  considerable	  light	  spillage	  into	  the	  marsh	  area	  
from	  these	  existing	  light	  sources.	  The	  proposed	  project	  lights	  would	  be	  on	  until	  7:30	  p.m.	  from	  
October	  through	  March.	  	  The	  lights	  would	  not	  be	  on	  during	  most	  of	  the	  bird	  breeding	  season.	  	  
The	  suggested	  Mitigation	  Measure	  4.1-‐3.a	  would	  reduce	  the	  light	  spillage	  from	  the	  existing	  
parking	  lot	  lights,	  which	  are	  on	  later	  than	  the	  proposed	  tennis	  court	  lights.	  	  With	  this	  mitigation,	  
the	  project	  may	  result	  in	  a	  reduction	  in	  light	  spillage	  from	  the	  TPC	  property	  on	  the	  marsh.	  	  The	  
impact	  on	  special-‐status	  species	  from	  lighting	  would	  therefore	  be	  considered	  less	  than	  
significant.	  
	  
Mitigation	  Measures	  
	  
4.7-‐A.1	   The	  project	  shall	  not	  damage	  native	  vegetation	  in	  the	  buffer	  zone	  (defined	  as	  the	  5-‐

foot	  setback	  from	  trees	  as	  shown	  on	  Figure	  3.1-‐3.	  The	  boundary	  of	  the	  buffer	  zone	  
shall	  be	  staked	  and	  flagged	  in	  the	  field	  with	  a	  highly	  visible	  color	  coded	  system	  and	  all	  
construction	  and	  equipment	  operators	  shall	  be	  instructed	  to	  remain	  outside	  this	  no-‐
disturbance	  boundary	  for	  the	  duration	  of	  construction.	  

	  
4.7-‐A.2	   The	  project	  shall	  not	  injure	  or	  destroy	  habitat	  used	  by	  California	  red-‐legged	  frogs	  

(CRLF).	  To	  accomplish	  this	  standard,	  a	  qualified	  biologist,	  capable	  of	  monitoring	  
projects	  with	  potential	  habitat	  for	  California	  red-‐legged	  frogs	  (CRLF)	  shall	  be	  present	  
at	  the	  site	  to	  implement	  the	  following:	  

	  
1. Install	  exclusion	  fencing	  outside	  the	  buffer	  area.	  Prior	  to	  and	  within	  3	  days	  of	  

installation	  of	  the	  exclusion	  fencing,	  the	  biologist	  shall	  survey	  the	  location	  of	  the	  
installation	  for	  the	  presence	  of	  CRLF.	  In	  addition,	  should	  any	  burrows	  be	  
observed,	  the	  burrows	  shall	  be	  inspected	  by	  the	  biologist	  to	  determine	  if	  they	  are	  
being	  used	  by	  the	  species.	  Should	  CRLF	  be	  observed,	  the	  area	  shall	  be	  vacated	  
and	  re-‐inspected	  in	  one	  week.	  If	  no	  animal	  use	  is	  noted,	  the	  burrows	  shall	  be	  
carefully	  excavated	  using	  a	  small	  trowel	  or	  shovel.	  Careful	  prodding	  using	  a	  blunt	  
object	  will	  aid	  in	  determining	  the	  course	  of	  the	  tunnel	  such	  that	  the	  tunnel	  is	  
excavated	  from	  the	  sides	  rather	  than	  the	  top,	  reducing	  the	  potential	  for	  any	  
injury	  should	  an	  animal	  be	  present.	  Excavated	  burrows	  with	  no	  CRLF	  shall	  be	  left	  
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open	  so	  they	  cannot	  be	  re-‐occupied.	  If	  any	  non-‐listed	  species	  are	  located,	  they	  
shall	  be	  translocated	  outside	  of	  the	  construction	  zone.	  Should	  any	  individual	  CRLF	  
be	  found	  during	  the	  field	  survey	  or	  excavation,	  the	  area	  where	  that	  individual	  has	  
been	  found	  shall	  remain	  undisturbed.	  If	  any	  life	  stage	  of	  the	  CRLF	  is	  found	  during	  
these	  surveys	  or	  excavations,	  the	  Department	  of	  Fish	  and	  Game	  and	  the	  US	  Fish	  
and	  Wildlife	  Service	  shall	  be	  contacted	  immediately,	  and	  activities	  that	  could	  
result	  in	  take	  shall	  be	  postponed	  until	  appropriate	  actions	  are	  taken	  to	  allow	  
project	  activities	  to	  continue.	  	  

	  
2. During	  installation	  of	  the	  construction	  zone	  exclusion	  fencing,	  the	  biological	  

monitor	  shall	  be	  present	  and	  will	  oversee	  the	  installation	  of	  all	  construction	  
fencing.	  	  

	  
3. Immediately	  following	  installation	  of	  exclusion	  fencing,	  the	  biological	  monitor	  

shall	  survey	  the	  enclosed	  construction	  zone	  for	  the	  presence	  of	  CRLF.	  If	  any	  life	  
stage	  of	  the	  CRLF	  is	  found	  during	  these	  surveys,	  the	  Department	  of	  Fish	  and	  
Game	  and	  the	  U.S.	  Fish	  and	  Wildlife	  Service	  shall	  be	  contacted	  immediately,	  and	  
activities	  that	  could	  result	  in	  take	  shall	  be	  postponed	  until	  appropriate	  actions	  
are	  taken	  to	  allow	  project	  activities	  to	  continue.	  

	  
4. The	  biological	  monitor	  shall	  coordinate	  with	  the	  construction	  contractor	  to	  

ensure	  that	  all	  workers	  understand	  not	  to	  intrude	  past	  the	  exclusion	  fencing.	  
	  
5. The	  biological	  monitor	  shall	  conduct	  weekly	  site	  visits	  when	  construction	  is	  

occurring	  to	  verify	  that	  all	  construction	  zone	  exclusionary	  fencing	  is	  in	  place	  and	  
functioning	  as	  intended.	  Any	  repair	  or	  maintenance	  to	  the	  fencing	  deemed	  
necessary	  by	  the	  biological	  monitor	  shall	  be	  completed	  under	  the	  monitor’s	  
supervision.	  Such	  maintenance	  activities	  include	  adequate	  removal	  of	  vegetation	  
at	  the	  construction	  fence	  line	  to	  ensure	  that	  vegetation	  “ladders”	  for	  species	  
access	  are	  not	  allowed	  to	  establish.	  	  

	  
4.7-‐A.3	   A	  qualified	  biologist	  shall	  inspect	  the	  project	  site	  prior	  to	  construction	  to	  ensure	  there	  

are	  no	  active	  nests	  of	  salt	  marsh	  common	  yellowthroat	  near	  the	  construction	  area.	  	  If	  
active	  nests	  are	  discovered,	  a	  50-‐foot	  buffer	  will	  be	  established	  between	  the	  nest	  and	  
the	  construction	  site.	  	  Travel	  and	  other	  human	  activity	  should	  be	  prohibited	  within	  
the	  nest	  area	  for	  the	  duration	  of	  construction.	  

	  
Impact	  Significance	  After	  Mitigation	  
	  
The	  mitigation	  measures	  will	  ensure	  that	  no	  native	  vegetation	  is	  removed	  during	  project	  
construction.	  	  The	  mitigations	  also	  ensure	  that	  special-‐status	  species	  will	  not	  be	  injured	  or	  killed	  
during	  project	  construction.	  	  Accordingly,	  the	  impact	  would	  be	  reduced	  to	  a	  less-‐than-‐
significant	  level.	  
	  



	  

Tiburon	  Peninsula	  Club	  –	  Junior	  Tennis	  Club	  Project	  Draft	  EIR	   Page	  82	  
Leonard	  Charles	  and	  Associates	   	   	  
	   	   Page	  82	  	  

Impact	  4.7-‐B	  	   Project	  construction	  and	  operation	  could	  adversely	  affect	  sensitive	  natural	  
communities	  including	  wetlands.	  This	  is	  a	  potentially	  significant	  impact.	  

	  
Part	  of	  the	  TPC	  property	  extends	  into	  the	  wetland	  portion	  of	  Railroad	  Marsh.	  As	  shown	  on	  
Figure	  4.7-‐1,	  all	  project	  improvements	  would	  be	  constructed	  at	  least	  100	  feet	  from	  the	  pond	  
shore	  and	  25	  feet	  from	  the	  wetland	  edge.	  There	  would	  be	  a	  90	  to	  145	  foot	  buffer	  from	  the	  tree	  
edge	  on	  the	  project	  site	  to	  the	  marsh	  shore.	  In	  addition,	  all	  improvements	  would	  be	  set	  back	  at	  
least	  five	  (5)	  feet	  from	  all	  native	  trees.	  	  Given	  the	  setbacks	  incorporated	  into	  the	  project	  
description,	  there	  would	  be	  no	  construction-‐related	  impact	  to	  wetlands	  or	  other	  sensitive	  
habitats.	  	  In	  addition,	  no	  actual	  new	  construction	  would	  occur	  in	  the	  part	  near	  the	  edge	  of	  the	  
wooded	  area	  adjacent	  to	  the	  marsh.	  	  The	  tennis	  courts	  are	  an	  existing	  facility.	  	  Lights	  would	  be	  
added	  to	  these	  courts	  but	  there	  would	  be	  no	  grading	  nor	  construction	  of	  new	  buildings.	  	  New	  
structures	  would	  be	  located	  at	  least	  an	  additional	  250	  feet	  north	  of	  the	  edge	  of	  the	  woodlands.	  	  
No	  additional	  facilities	  would	  be	  added	  west	  of	  the	  existing	  courts	  along	  the	  woodland	  edge.	  	  
An	  earlier	  version	  of	  the	  proposed	  project	  included	  development	  of	  additional	  tennis	  courts	  
and	  parking	  west	  of	  the	  existing	  courts.	  	  The	  current	  project	  does	  not	  include	  these	  facilities	  or	  
any	  construction	  of	  new	  facilities	  west	  of	  the	  existing	  courts	  near	  the	  marsh	  woodland	  edge.	  
	  
New	  runoff	  from	  proposed	  facility	  roofs	  could	  carry	  pollutants	  to	  the	  marsh,	  thereby	  adversely	  
affecting	  marsh	  water	  quality	  and	  biological	  organisms	  dependent	  on	  good	  water	  quality.	  	  This	  
water	  quality	  impact	  is	  assessed	  in	  more	  detail	  in	  the	  subsequent	  Section	  4.9	  (Hydrology	  and	  
Water	  Quality)	  	  The	  project	  includes	  installation	  of	  a	  bioswale	  that	  is	  intended	  to	  protect	  the	  
water	  quality	  of	  stormwater	  leaving	  the	  project	  site.	  	  While	  it	  is	  likely	  that	  the	  bioswale	  will	  
meet	  all	  stormwater	  discharge	  requirements	  established	  by	  the	  Marin	  County	  Stormwater	  
Pollution	  Protection	  Plan	  (MCSTOPPP),	  subsequent	  Mitigation	  Measure	  4.9-‐B.1	  ensures	  that	  
these	  requirements	  will	  be	  met.	  
	  
Mitigation	  Measures	  
	  
Mitigation	  Measure	  4.9-‐B.1	  in	  the	  Hydrology	  and	  Water	  Quality	  section	  of	  this	  EIR	  also	  applies	  
to	  this	  impact.	  
	  
Impact	  Significance	  After	  Mitigation	  
	  
The	  project	  will	  be	  built	  on	  already	  developed	  land	  and	  would	  have	  no	  direct	  impact	  on	  the	  
marsh.	  	  The	  water	  quality	  mitigation	  measures	  will	  ensure	  that	  wetlands	  and	  sensitive	  natural	  
communities	  are	  not	  significantly	  impacted	  by	  project	  operations.	  	  This	  impact	  would	  be	  
reduced	  to	  a	  less-‐than-‐significant	  level.	  
	  
Impact	  4.7-‐C	  	   Project	  construction	  and	  operation	  could	  interfere	  with	  wildlife	  travel	  and	  

wildlife	  nursery	  sites.	  	  The	  impact	  is	  potentially	  significant.	  
	  
The	  site	  is	  surrounded	  by	  urban	  development.	  It	  is	  likely	  that	  common	  area	  wildlife	  residents	  
such	  as	  deer	  (which	  were	  seen	  on	  the	  site	  during	  a	  site	  visit),	  raccoons,	  opossums,	  and	  other	  
wildlife	  make	  their	  way	  between	  surrounding	  development	  across	  the	  lower	  parking	  area	  and	  
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trees	  bordering	  the	  south	  side	  of	  the	  existing	  courts	  to	  Railroad	  Marsh.	  However,	  the	  proposed	  
project	  additions	  would	  not	  block	  this	  already	  impeded	  travel	  route.	  The	  area	  to	  be	  developed	  
does	  not	  include	  suitable	  nesting	  or	  nursery	  sites.	  	  
	  
The	  pond	  and	  adjacent	  riparian	  and	  marsh	  habitat	  of	  the	  Railroad	  Marsh	  are	  important	  habitat	  
for	  not	  only	  resident	  birds	  and	  wildlife	  but	  for	  birds	  migrating	  through	  the	  area.	  	  As	  described	  in	  
the	  Regulatory	  Framework	  section,	  migrating	  birds	  are	  afforded	  protections	  under	  existing	  
federal	  and	  State	  laws	  and	  regulations.	  	  As	  discussed	  above	  under	  Impact	  4.7-‐A,	  the	  marsh	  is	  
surrounded	  by	  urban	  development,	  much	  of	  it	  lit	  throughout	  evening	  and	  night.	  	  While	  a	  new	  
source	  of	  light	  in	  an	  otherwise	  unlit	  pond	  or	  marsh	  area	  could	  dissuade	  migrating	  birds	  from	  
stopping	  at	  such	  a	  site,	  this	  is	  not	  the	  case	  for	  this	  pond	  and	  marsh	  that	  is	  located	  amidst	  well	  lit	  
environs.	  	  As	  noted	  under	  the	  discussion	  of	  lighting	  in	  Impact	  4.7-‐A,	  recommended	  mitigations	  
for	  lighting	  impacts	  could	  decrease	  the	  amount	  of	  light	  and	  the	  duration	  of	  the	  lighting	  in	  the	  
area	  on	  TPC	  property	  adjacent	  to	  the	  marsh.	  
	  
Breeding	  birds	  are	  a	  concern	  as	  construction	  activity	  could	  cause	  the	  abandonment	  or	  failure	  of	  
an	  active	  nest.	  For	  instance,	  breeding	  birds	  could	  abandon	  a	  nest	  with	  eggs	  or	  nestlings	  if	  
construction	  activity	  was	  so	  close	  as	  to	  flush	  the	  birds	  from	  the	  nest.	  This	  would	  be	  a	  violation	  
of	  the	  Migratory	  Bird	  Treaty	  Act	  and	  Sections	  3503	  &	  3513	  of	  the	  Fish	  and	  Game	  Code.	  This	  is	  a	  
potentially	  significant	  impact.	  
	  
Mitigation	  Measures	  
	  
4.7-‐C.1	   Surveys	  for	  breeding	  birds	  are	  recommended	  if	  construction	  were	  to	  occur	  during	  of	  

the	  nesting	  season	  (February	  15	  to	  August	  15).	  Surveys	  for	  nesting	  birds	  should	  be	  
completed	  within	  14	  days	  of	  the	  beginning	  of	  construction	  between	  February	  15	  and	  
August	  15.	  Once	  construction	  starts	  and	  occurs	  continuously,	  surveys	  are	  not	  
recommended.	  If	  a	  lapse	  in	  construction	  were	  to	  occur	  longer	  than	  14	  days,	  then	  the	  
surveys	  for	  nesting	  birds	  shall	  resume.	  

	  
	   If	  raptors	  are	  observed	  nesting	  within	  250	  feet	  of	  the	  construction	  area,	  the	  behavior	  

of	  the	  raptors	  shall	  be	  observed	  to	  determine	  the	  width	  of	  a	  suitable	  buffer.	  Typical	  
raptor	  buffers	  are	  250	  –	  300	  feet	  wide.	  

	  
	   If	  songbirds	  are	  observed	  nesting	  near	  the	  construction	  area,	  a	  50-‐foot	  buffer	  shall	  be	  

established	  between	  the	  nest	  and	  construction	  until	  the	  nest	  is	  no	  longer	  used.	  Travel	  
and	  other	  human	  activity	  should	  be	  prohibited	  within	  the	  nest	  buffers	  for	  the	  raptors	  
and	  songbirds.	  

	  
Impact	  Significance	  After	  Mitigation	  
	  
Implementation	  of	  these	  protections	  would	  reduce	  construction	  impacts	  to	  nesting	  birds.	  
Because	  the	  project	  site	  is	  within	  an	  urban	  area	  with	  intense	  human	  use,	  where	  the	  tennis	  
courts	  are	  in	  frequent	  use,	  the	  library	  and	  Town	  Hall	  on	  the	  other	  side	  of	  Railroad	  Marsh	  are	  
heavily	  used,	  and	  heavy	  traffic	  occurs	  along	  Tiburon	  Boulevard	  and	  Mar	  West	  Street,	  any	  
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nesting	  raptor	  would	  be	  acclimated	  to	  human	  activity	  and	  a	  buffer	  shorter	  than	  250	  feet	  may	  
be	  suitable.	  These	  standard	  mitigations	  would	  reduce	  the	  impact	  to	  a	  less-‐than-‐significant	  level.	  
	  
Impact	  4.7-‐D	  	   The	  project	  would	  be	  consistent	  with	  policies	  protecting	  biological	  

resources.	  	  This	  is	  a	  potentially	  significant	  impact.	  
	  
The	  project	  would	  not	  remove	  native	  trees.	  	  As	  such,	  it	  would	  be	  consistent	  with	  the	  Town’s	  
Tree	  Ordinance.	  	  The	  project	  includes	  the	  marsh	  buffers	  required	  by	  the	  Town	  General	  Plan.	  	  As	  
described	  in	  the	  previous	  three	  impacts,	  the	  project	  would	  not	  significantly	  affect	  wildlife,	  
sensitive	  natural	  communities,	  or	  wooded	  area.	  	  Any	  operational	  impact	  to	  water	  quality	  would	  
be	  mitigated	  by	  the	  aforementioned	  Mitigation	  Measure	  4.9-‐B.1,	  which	  would	  reduce	  any	  
possible	  inconsistency	  with	  Town	  Policy	  OSC-‐52.	  	  With	  the	  previously	  required	  mitigation,	  the	  
project	  would	  be	  consistent	  with	  Town	  policies	  relevant	  to	  protecting	  biological	  resources.	  
	  
One	  potential	  inconsistency	  is	  that	  the	  project	  would	  not	  include	  a	  buffer	  zone	  of	  at	  least	  100	  
feet	  between	  development	  and	  wetland	  areas.	  	  However,	  the	  project	  would	  provide	  over	  a	  
100-‐foot	  setback	  from	  the	  tennis	  courts	  to	  the	  water	  edge	  of	  the	  marsh	  pond.	  	  This	  is	  twice	  the	  
setback	  called	  for	  in	  the	  Town’s	  Marsh	  Restoration	  Plan	  for	  Railroad	  Marsh.	  	  That	  plan,	  
recognizing	  that	  the	  marsh	  is	  already	  surrounded	  by	  urban	  development,	  calls	  for	  a	  50-‐foot	  
setback	  from	  the	  pond	  edge.	  	  In	  adopting	  the	  Marsh	  Restoration	  Plan,	  the	  Town	  found	  it	  
consistent	  with	  its	  General	  Plan.	  	  Accordingly,	  the	  project	  would	  also	  be	  consistent	  with	  General	  
Plan	  Policy	  OSC-‐20.	  
	  
3.	   Cumulative	  Impacts	  
	  
Impact	  4.7-‐E	   	   Project	  development,	  in	  conjunction	  with	  projected	  buildout	  in	  the	  Town,	  

could	  result	  in	  cumulative	  impacts	  to	  biological	  resources	  associated	  with	  
Railroad	  Marsh.	  	  This	  is	  a	  potentially	  significant	  impact.	  

	  
The	  geographic	  area	  for	  the	  analysis	  of	  cumulative	  impacts	  for	  biological	  resources	  is	  the	  
Railroad	  Marsh	  watershed.	  The	  cumulative	  analysis	  considers	  the	  past,	  present,	  and	  probable	  
future	  impacts	  of	  buildout	  of	  that	  portion	  of	  the	  Town	  draining	  to	  Railroad	  Marsh.	  
	  
The	  only	  potentially	  significant	  impacts	  that	  could	  result	  from	  the	  proposed	  project	  are	  impacts	  
to	  special	  status	  species	  and	  nesting	  birds	  and	  indirect	  water	  quality-‐related	  effects	  on	  species	  
inhabiting	  the	  marsh,	  with	  a	  corresponding	  impact	  as	  regards	  consistency	  with	  policies	  aimed	  
at	  protecting	  nesting	  species	  and	  marsh	  water	  quality.	  Other	  projects	  in	  the	  Railroad	  Marsh	  
watershed	  would	  not	  be	  located	  adjacent	  to	  the	  marsh,	  and,	  therefore,	  not	  have	  a	  potential	  
direct	  impact	  on	  special-‐status	  species	  residing	  in	  or	  using	  the	  marsh.	  	  These	  other	  projects	  
could	  have	  similar	  impacts	  to	  nesting	  species.	  It	  is	  expected	  that	  where	  a	  potential	  impact	  is	  
possible	  for	  those	  projects,	  the	  lead	  agency	  (the	  Town)	  would	  require	  mitigation	  similar	  to	  what	  
is	  recommended	  for	  this	  project,	  given	  the	  legal	  mandates	  of	  the	  Federal	  Migratory	  Bird	  Treaty	  
Act	  and	  Fish	  and	  Game	  Codes	  3503	  and	  3503.5.	  For	  example,	  the	  Belvedere-‐Tiburon	  Library	  
Expansion	  Project	  had	  similar	  mitigations	  imposed	  on	  it.	  	  Furthermore,	  the	  recommended	  
Mitigation	  Measure	  4.7-‐C.1	  reduces	  the	  project’s	  impact	  to	  a	  less-‐than-‐significant	  level	  so	  that	  
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even	  if	  there	  were	  a	  cumulative	  impact	  on	  nesting	  birds,	  the	  project	  would	  not	  make	  a	  
considerable	  contribution	  to	  that	  impact.	  
	  
As	  discussed	  in	  more	  detail	  in	  the	  subsequent	  Hydrology	  and	  Water	  Quality	  section	  of	  this	  EIR,	  
other	  projects	  in	  the	  Railroad	  Marsh	  watershed	  could	  cause	  erosion	  as	  well	  as	  pollutant-‐laden	  
runoff	  with	  consequent	  deposition	  of	  sediments	  and	  pollutants	  in	  the	  marsh.	  	  Like	  this	  
proposed	  project,	  other	  projects	  within	  the	  Town	  are	  required	  to	  comply	  with	  the	  water	  quality	  
protection	  provisions	  of	  MCSTOPPP.	  It	  is	  expected	  that	  with	  compliance	  with	  federal,	  State,	  
Town,	  and	  MCSTOPPP	  regulations	  that	  the	  cumulative	  impact	  would	  be	  less	  than	  significant.	  
Further,	  even	  if	  there	  were	  a	  significant	  cumulative	  impact,	  the	  project,	  as	  mitigated,	  would	  
make	  a	  less-‐than-‐cumulatively	  considerable	  contribution	  to	  that	  significant	  impact.	  
	  
Mitigation	  Measures	  
	  
Implement	  Mitigation	  Measures	  4.7-‐C.1	  and	  4.9-‐B.1.	  
	  
Impact	  Significance	  After	  Mitigation	  
	  
The	  recommended	  Mitigation	  Measure	  4.7-‐C.1	  reduces	  the	  project’s	  impact	  to	  a	  less-‐than-‐
significant	  level	  so	  that	  even	  if	  there	  were	  a	  cumulative	  impact	  on	  nesting	  birds,	  the	  project	  
would	  not	  make	  a	  cumulatively	  considerable	  contribution	  to	  that	  impact.	  	  Mitigation	  Measure	  
4.9-‐B.1	  controls	  pollution	  from	  the	  project	  and	  ensures	  that	  pollutants	  from	  the	  project	  would	  
not	  substantially	  affect	  water	  quality	  in	  the	  marsh.	  	  Therefore,	  with	  mitigation,	  the	  project	  
would	  not	  make	  a	  cumulatively	  considerable	  contribution	  to	  any	  significant	  cumulative	  
biological	  impact.	  
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4.8	   CULTURAL	  RESOURCES	  AND	  TRIBAL	  CULTURAL	  RESOURCES	  
	  
A.	   Setting	  
	  
A	  Records	  Search	  for	  cultural	  resources	  was	  requested	  from	  the	  Northwest	  Information	  Center	  
(NWIC)	  at	  Sonoma	  State	  University;	  see	  Appendix	  A.	  NWIC	  states	  that	  based	  on	  an	  evaluation	  
of	  the	  environmental	  setting	  and	  features	  associated	  with	  known	  sites,	  Native	  American	  
resources	  in	  this	  part	  of	  Marin	  County	  have	  been	  found	  along	  the	  San	  Francisco	  Bay	  margins,	  
on	  protected	  terraces,	  and	  under	  the	  bay	  muds.	  The	  project	  area	  was	  historically	  located	  in	  a	  
small	  coastal	  inlet	  on	  the	  Tiburon	  Peninsula.	  The	  majority	  of	  the	  project	  area	  contains	  Holocene	  
era	  San	  Francisco	  Bay	  Muds.	  Additionally,	  there	  is	  approximately	  a	  quarter	  or	  more	  of	  the	  
proposed	  project	  area	  within	  the	  Latest	  Pleistocene	  to	  Holocene	  Alluvium,	  which	  was	  less	  
marshy.	  There	  is	  no	  record	  of	  archaeological	  or	  historic	  resources	  on	  the	  site.	  However,	  given	  
the	  similarity	  of	  one	  or	  more	  of	  these	  environmental	  factors,	  there	  is	  a	  moderately	  high	  
potential	  for	  unrecorded	  Native	  American	  resources	  in	  the	  proposed	  project	  area.	  NWIC	  states	  
that	  their	  review	  of	  historical	  literature	  and	  maps	  gave	  no	  indication	  of	  the	  possibility	  of	  
historic-‐period	  activity	  within	  the	  proposed	  project	  area.	  
	  
B.	   Regulatory	  Framework	  
	  
State	  Regulations	  
	  
The	  California	  Register	  of	  Historical	  Resources	  (the	  California	  Register)	  and	  the	  California	  
Environmental	  Quality	  Act	  (CEQA)	  provide	  the	  statutory	  basis	  for	  this	  study	  for	  the	  Town-‐level	  
review.	  	  The	  California	  Register	  legislation	  was	  signed	  into	  law	  in	  September	  1992	  and	  its	  
implementing	  regulations	  became	  effective	  on	  January	  1,	  1998.	  	  Guidelines	  for	  the	  California	  
Register	  have	  been	  incorporated	  into	  the	  October	  26,	  1998	  revisions	  to	  CEQA.	  	  CEQA	  requires	  
the	  lead	  agency	  to	  prepare	  an	  environmental	  impact	  report	  for	  a	  project	  determined	  to	  have	  a	  
significant	  impact	  on	  the	  environment,	  including	  substantial	  adverse	  changes	  to	  historical	  
resources.	  Historical	  resources	  are,	  by	  definition,	  those	  resources	  determined	  eligible	  to	  the	  
California	  Register	  by	  virtue	  of	  meeting	  one	  or	  more	  of	  the	  following	  criteria:	  
	  

• Association	  with	  events	  that	  have	  made	  a	  significant	  contribution	  to	  the	  broad	  patterns	  
of	  California’s	  history	  and	  cultural	  heritage;	  

• Association	  with	  the	  lives	  of	  persons	  important	  in	  our	  past;	  
• Embodiment	  of	  the	  distinctive	  characteristics	  of	  a	  type,	  period,	  region,	  or	  method	  of	  

construction,	  or	  represents	  the	  work	  of	  an	  important	  creative	  individual,	  or	  possesses	  
high	  artistic	  values;	  

• Has	  yielded,	  or	  may	  be	  likely	  to	  yield,	  information	  important	  in	  prehistory	  or	  history.	  
	  
A	  resource	  is	  also	  automatically	  included	  in	  the	  California	  Register	  if	  it	  is	  listed	  or	  eligible	  for	  
listing	  in	  a	  local	  register	  of	  historic	  resources,	  or	  determined	  to	  be	  significant	  by	  the	  lead	  agency	  
as	  the	  result	  of	  substantial	  evidence.	  
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Buildings,	  sites,	  structures,	  objects,	  and	  districts	  representative	  of	  California	  and	  United	  States	  
history,	  architecture,	  archaeology,	  engineering,	  and	  culture	  convey	  significance	  when	  they	  also	  
possess	  integrity	  of	  location,	  design,	  setting,	  materials,	  workmanship,	  feeling,	  and	  association.	  	  
Integrity	  is	  the	  authenticity	  of	  a	  property’s	  physical	  identity	  –	  the	  presence	  of	  characteristics	  
which	  were	  present	  during	  the	  resource’s	  period	  of	  significance.	  	  Enough	  of	  these	  
characteristics	  must	  remain	  to	  convey	  the	  reasons	  for	  their	  significance.	  	  	  
	  
The	  State’s	  Office	  of	  Historic	  Preservation	  (OHP)	  has	  primary	  responsibility	  for	  the	  
administration	  of	  historic	  preservation	  programs	  in	  California	  through	  the	  California’s	  
Comprehensive	  Statewide	  Historic	  Preservation	  Plan,	  as	  well	  as	  other	  laws	  and	  regulations.	  	  
	  
The	  California	  Native	  American	  Heritage	  Commission	  works	  to	  identify,	  catalogue	  and	  protect	  
places	  of	  special	  religious	  or	  social	  significance,	  graves,	  and	  cemeteries	  of	  Native	  Americans	  per	  
the	  authority	  given	  the	  Commission	  in	  Public	  Resources	  Code	  5097.9.	  	  
	  
Public	  Resources	  Code,	  Section	  5097,	  implements	  a	  number	  of	  federal	  laws	  and	  specifies	  
procedures	  in	  the	  event	  that	  human	  remains	  are	  discovered	  during	  any	  site	  disturbance	  
activity.	  	  The	  disposition	  of	  Native	  American	  burials	  falls	  within	  the	  jurisdiction	  of	  the	  California	  
Native	  American	  Heritage	  Commission.	  	  California	  Code	  of	  Regulations	  Section	  15064.5(f)	  and	  
Health	  &	  Safety	  Code	  Section	  7050.5(b)	  identify	  the	  need	  to	  establish	  procedures	  in	  the	  event	  
of	  discovery	  during	  construction	  of	  buried	  cultural	  resources	  on	  nonfederal	  land.	  
	  
Paleontological	  resources	  also	  are	  afforded	  protection	  by	  environmental	  legislation	  set	  forth	  
under	  CEQA.	  Appendix	  G	  (Part	  V)	  of	  the	  CEQA	  Guidelines	  provides	  guidance	  relative	  to	  
significant	  impacts	  on	  paleontological	  resources,	  stating	  that	  a	  project	  would	  normally	  result	  in	  
a	  significant	  impact	  on	  the	  environment	  if	  it	  would	  “…disrupt	  or	  adversely	  affect	  a	  
paleontological	  resource	  or	  site	  or	  unique	  geologic	  feature,	  except	  as	  part	  of	  a	  scientific	  study.”	  
Paleontological	  resources	  are	  also	  protected	  by	  several	  federal	  and	  State	  statutes,	  most	  notably	  
by	  the	  1906	  Federal	  Antiquities	  Act	  and	  other	  subsequent	  federal	  legislation	  and	  policies	  and	  by	  
the	  State.	  However,	  these	  statutes	  only	  apply	  to	  projects	  occurring	  on	  State	  or	  federal	  lands.	  	  	  
	  
Tiburon	  2020	  General	  Plan	  
	  
The	  Tiburon	  General	  Plan	  contains	  the	  following	  policy	  pertinent	  to	  the	  protection	  of	  cultural	  
resources:	  
	  
OSC-‐47:	  The	  Town	  shall	  protect	  significant	  geological,	  ecological,	  archaeological,	  and	  
paleontological	  resources	  and	  historic	  sites.	  
	  
C.	   Potential	  Impacts	  and	  Mitigation	  Measures	  
	  
1.	   Criteria	  Used	  For	  Determining	  Impact	  Significance	  
	  
The	  impact	  analysis	  section	  considers	  the	  project’s	  potential	  to	  result	  in	  significant	  impacts	  
based	  on	  standards	  of	  significance	  derived	  from	  CEQA	  Guidelines	  Appendix	  G.	  As	  such,	  the	  
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project	  would	  typically	  have	  a	  significant	  impact	  on	  cultural	  resources	  if	  it	  meets	  any	  of	  the	  
following	  criteria.	  
	  

1. Causes	  a	  substantial	  adverse	  change	  in	  the	  significance	  of	  a	  historical	  resource	  pursuant	  
to	  §15064.5	  of	  the	  CEQA	  Guidelines.	  	  

	  
2. Causes	  a	  substantial	  adverse	  change	  in	  the	  significance	  of	  an	  archaeological	  resource	  as	  

defined	  in	  §15064.5	  of	  the	  CEQA	  Guidelines.	  	  
	  

3. Directly	  or	  indirectly	  destroys	  a	  unique	  paleontological	  resource	  or	  site.	  	  	  
	  

4. Disturbs	  any	  human	  remains,	  including	  those	  interred	  outside	  of	  formal	  cemeteries.	  	  
	  
For	  Tribal	  Cultural	  Resources	  the	  following	  criteria	  apply:	  
	  
Would	  the	  project	  cause	  a	  substantial	  adverse	  change	  in	  the	  significance	  of	  a	  tribal	  cultural	  
resource,	  defined	  in	  Public	  Resources	  Code	  section	  21074	  as	  either	  a	  site,	  feature,	  place,	  
cultural	  landscape	  that	  is	  geographically	  defined	  in	  terms	  of	  the	  size	  and	  scope	  of	  the	  
landscape,	  sacred	  place,	  or	  object	  with	  cultural	  value	  to	  a	  California	  Native	  American	  tribe,	  and	  
that	  is:	  
	  	  
a)	  	   Listed	  or	  eligible	  for	  listing	  in	  the	  California	  Register	  of	  Historical	  Resources,	  or	  in	  a	  local	  

register	  of	  historical	  resources	  as	  defined	  in	  Public	  Resources	  Code	  section	  5020.1(k),	  or	  
	  
b)	  	   A	  resource	  determined	  by	  the	  lead	  agency,	  in	  its	  discretion	  and	  supported	  by	  

substantial	  evidence,	  to	  be	  significant	  pursuant	  to	  criteria	  set	  forth	  in	  subdivision	  (c)	  of	  
Public	  Resources	  Code	  Section	  5024.1.	  In	  applying	  the	  criteria	  set	  forth	  in	  subdivision	  
(c)	  of	  Public	  Resources	  Code	  Section	  5024.1,	  the	  lead	  agency	  shall	  consider	  the	  
significance	  of	  the	  resource	  to	  a	  California	  Native	  American	  tribe	  

	  
2.	   Impact	  Analysis	  
	  
Impact	  4.8-‐A	  	   Project	  construction	  could	  damage	  or	  destroy	  archeological	  and	  

paleontological	  resources	  or	  disturb	  human	  remains.	  This	  is	  a	  potentially	  
significant	  impact.	  

	  
As	  was	  reported	  in	  the	  Initial	  Study	  for	  the	  project,	  while	  no	  cultural	  or	  paleontological	  
resources	  were	  reported	  on	  the	  site,	  there	  is	  a	  chance	  that	  buried	  archaeological	  and	  
paleontological	  resources	  are	  present	  and	  could	  be	  discovered	  while	  constructing	  the	  project.	  
The	  project	  area	  is	  reportedly	  on	  a	  fill	  slope	  that	  was	  historically	  created	  to	  prepare	  the	  
relatively	  flat	  area	  for	  the	  existing	  tennis	  courts	  and	  the	  TPC	  parking	  area.	  No	  grading	  plan	  has	  
been	  submitted,	  so	  the	  extent	  and	  depth	  of	  grading	  is	  currently	  unknown.	  NWIC	  recommends	  
that	  if	  project	  grading	  would	  disturb	  soils	  below	  this	  fill,	  then	  there	  would	  be	  the	  potential	  to	  
damage	  currently	  undiscovered	  archaeological	  resources	  and	  that	  would	  be	  a	  potentially	  
significant	  impact.	  
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As	  recommended	  by	  NWIC	  and	  the	  Native	  American	  Heritage	  Commission,	  the	  local	  Native	  
American	  tribe	  (the	  Federated	  Indians	  of	  Graton	  Rancheria,	  or	  FIGR)	  was	  contacted	  by	  the	  
Town	  about	  the	  project	  to	  gather	  their	  concerns	  and	  recommendations.	  	  FIGR	  responded	  in	  
their	  comment	  letter	  on	  the	  NOP	  (see	  their	  letter	  in	  Appendix	  A),	  the	  tribe	  requests	  that	  their	  
Tribal	  Heritage	  Preservation	  Officer	  be	  contacted	  in	  case	  archaeological	  resources	  are	  
uncovered	  during	  grading	  or	  construction.	  
	  
Mitigation	  Measures	  
	  
4.8-‐A.1	   If	  buried	  archeological	  resources,	  such	  as	  chipped	  or	  ground	  stone,	  historic	  debris,	  

building	  foundations,	  or	  human	  bone,	  are	  inadvertently	  discovered	  during	  ground-‐
disturbing	  activities,	  work	  would	  stop	  in	  that	  area	  and	  within	  100	  feet	  of	  the	  find	  until	  
the	  FIGR	  Tribal	  Heritage	  Preservation	  Office	  (THPO)	  is	  contacted	  about	  the	  finds.	  The	  
THPO	  will	  determine	  whether	  a	  qualified	  archaeologist	  should	  assess	  the	  significance	  
of	  the	  find	  and,	  if	  necessary,	  develop	  appropriate	  treatment	  measures	  in	  consultation	  
with	  the	  Town	  and	  other	  appropriate	  agencies,	  or	  whether	  an	  alternative	  approach	  is	  
warranted	  for	  the	  finds.	  

	  
4.8-‐A.2	   If	  human	  remains	  of	  Native	  American	  origin	  are	  discovered	  during	  project	  

construction,	  it	  is	  necessary	  to	  comply	  with	  state	  laws	  relating	  to	  the	  disposition	  of	  
Native	  American	  burials,	  which	  fall	  within	  the	  jurisdiction	  of	  the	  Native	  American	  
Heritage	  Commission	  (NAHC)	  (PRC	  5097).	  If	  any	  human	  remains	  are	  discovered	  or	  
recognized	  in	  any	  location	  other	  than	  a	  dedicated	  cemetery,	  there	  will	  be	  no	  further	  
excavation	  or	  disturbance	  of	  the	  site	  or	  any	  nearby	  area	  reasonably	  suspected	  to	  
overlie	  adjacent	  human	  remains	  until:	  

	  
• The	  county	  coroner	  has	  been	  informed	  and	  has	  determined	  that	  no	  investigation	  

of	  the	  cause	  of	  death	  is	  required;	  and	  
	  

• If	  the	  remains	  are	  of	  Native	  American	  origin,	  the	  descendants	  of	  the	  deceased	  
Native	  Americans	  have	  made	  a	  recommendation	  to	  the	  landowner	  or	  the	  person	  
responsible	  for	  the	  excavation	  work	  for	  means	  of	  treating	  or	  disposing	  of,	  with	  
appropriate	  dignity,	  the	  human	  remains	  and	  any	  associated	  grave	  goods	  as	  
provided	  in	  PRC	  5097.98.	  

	  
Or	  

	  
• The	  NAHC	  was	  unable	  to	  identify	  a	  descendant,	  or	  the	  descendant	  failed	  to	  make	  

a	  recommendation	  within	  24	  hours	  after	  being	  notified	  by	  the	  commission.	  
	  
4.8-‐A.3	   If	  human	  remains	  are	  discovered	  during	  any	  construction	  activities,	  all	  ground-‐

disturbing	  activity	  within	  a	  100-‐meter	  radius	  of	  the	  remains	  shall	  be	  halted	  
immediately,	  and	  the	  Marin	  County	  coroner	  shall	  be	  notified	  immediately,	  according	  
to	  Section	  5097.98	  of	  the	  state	  Public	  Resources	  Code	  and	  Section	  7050.5	  of	  
California’s	  Health	  and	  Safety	  Code.	  If	  the	  remains	  are	  determined	  by	  the	  County	  
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coroner	  to	  be	  Native	  American,	  the	  Native	  American	  Heritage	  Commission	  (NAHC)	  
shall	  be	  notified	  within	  24	  hours,	  and	  the	  guidelines	  of	  the	  NAHC	  shall	  be	  adhered	  to	  
in	  the	  treatment	  and	  disposition	  of	  the	  remains.	  The	  Town	  shall	  consult	  with	  FIGR	  or	  
the	  Most	  Likely	  Descendant,	  if	  any,	  identified	  by	  the	  NAHC	  regarding	  the	  treatment	  
and	  disposition	  of	  the	  remains.	  	  

	  
4.8-‐A.4	   Should	  paleontological	  resources	  be	  identified	  at	  any	  project	  construction	  site,	  the	  

construction	  manager	  shall	  cease	  operation	  within	  a	  100-‐meter	  radius	  of	  the	  
discovery	  and	  immediately	  notify	  the	  Town.	  The	  project	  proponent	  shall	  retain	  a	  
qualified	  paleontologist	  to	  provide	  an	  evaluation	  of	  the	  find	  and	  to	  prescribe	  
mitigation	  measures	  to	  reduce	  impacts	  to	  a	  less-‐than-‐significant	  level.	  In	  considering	  
any	  suggested	  mitigation	  proposed	  by	  the	  consulting	  paleontologist,	  the	  Town	  shall	  
determine	  whether	  avoidance	  is	  necessary	  and	  feasible	  in	  light	  of	  factors	  such	  as	  the	  
nature	  of	  the	  find,	  project	  design,	  costs,	  land	  use	  assumptions,	  and	  other	  
considerations.	  If	  avoidance	  is	  unnecessary	  or	  infeasible,	  other	  appropriate	  measures	  
(e.g.,	  data	  recovery)	  shall	  be	  instituted.	  Work	  may	  proceed	  on	  other	  parts	  of	  the	  
project	  site	  while	  mitigation	  for	  paleontological	  resources	  is	  carried	  out.	  

	  
Impact	  Significance	  After	  Mitigation	  
	  
The	  recommended	  mitigation	  measures	  ensure	  that	  any	  cultural	  resources,	  paleontological	  
resources,	  and/or	  human	  remains	  found	  during	  project	  construction	  will	  be	  treated,	  preserved,	  
curated,	  and/or	  disposed	  of	  consistent	  with	  pertinent	  federal	  and	  State	  laws	  and	  regulations.	  	  
Therefore,	  the	  impact	  would	  be	  reduced	  to	  a	  less-‐than-‐significant	  level.	  
	  
3.	   Cumulative	  Impacts	  
	  
Impact	  4.8-‐B	  	   Project	  development,	  in	  conjunction	  with	  other	  foreseeable	  development	  

in	  the	  Town	  could	  result	  in	  cumulative	  impacts	  to	  cultural	  and	  
paleontological	  resources.	  	  This	  is	  a	  potentially	  significant	  impact.	  

	  
The	  geographic	  scope	  for	  cumulative	  impacts	  to	  cultural	  and	  paleontological	  resources	  includes	  
a	  one-‐mile	  radius	  from	  the	  project	  site.	  Analysis	  of	  cumulative	  impacts	  takes	  into	  consideration	  
the	  entirety	  of	  impacts	  that	  projected	  buildout	  of	  the	  Town	  would	  have	  on	  cultural	  resources.	  
This	  geographic	  scope	  of	  analysis	  is	  appropriate	  because	  the	  archaeological,	  historical,	  and	  
paleontological	  resources	  within	  this	  radius	  are	  expected	  to	  be	  similar	  to	  those	  in	  the	  project	  
site	  because	  of	  their	  proximity;	  similar	  environments,	  landforms,	  and	  hydrology	  would	  result	  in	  
similar	  land-‐us,	  and	  thus,	  site	  types.	  Similar	  geology	  within	  this	  vicinity	  would	  likely	  yield	  fossils	  
of	  similar	  sensitivity	  and	  quantity.	  
	  
The	  region	  contains	  an	  important	  archaeological	  and	  historical	  record	  that,	  in	  many	  cases,	  has	  
not	  been	  well	  documented	  or	  recorded.	  Thus,	  there	  is	  the	  potential	  for	  ongoing	  and	  future	  
development	  projects	  in	  the	  vicinity	  to	  disturb	  landscapes	  that	  may	  contain	  known	  or	  unknown	  
cultural	  resources.	  The	  potential	  construction	  impacts	  of	  the	  proposed	  project,	  in	  combination	  
with	  other	  projects	  in	  the	  area,	  could	  contribute	  to	  a	  cumulatively	  significant	  impact	  on	  cultural	  
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resources.	  However,	  this	  analysis	  includes	  mitigation	  to	  reduce	  potential	  project	  impacts	  to	  
cultural	  resources	  during	  construction	  of	  the	  proposed	  project.	  	  Future	  projects	  with	  potentially	  
significant	  impacts	  to	  cultural	  resources	  would	  be	  required	  to	  comply	  with	  federal,	  State,	  and	  
local	  regulations	  and	  ordinances	  protecting	  cultural	  resources	  through	  implementation	  of	  
similar	  mitigation	  measures	  during	  construction.	  	  
	  
Excavation	  activities	  associated	  with	  the	  proposed	  project	  in	  conjunction	  with	  other	  projects	  in	  
the	  area	  could	  contribute	  to	  the	  progressive	  loss	  of	  fossil	  remains,	  as-‐yet	  unrecorded	  fossil	  
sites,	  associated	  geological	  and	  geographic	  data,	  and	  fossil	  bearing	  strata.	  	  
	  
Mitigation	  Measures	  
	  
Implement	  Mitigation	  Measures	  4.8-‐A.1	  through	  4.8-‐A.4.	  
	  
Impact	  Significance	  After	  Mitigation	  
	  
With	  implementation	  of	  Mitigation	  Measures	  4.8-‐A.1	  through	  4.8-‐A.3	  the	  proposed	  project	  
would	  not	  make	  a	  cumulatively	  considerable	  contribution	  to	  impacts	  to	  archaeological	  
resources	  and	  human	  remains.	  	  Additionally,	  with	  the	  implementation	  of	  Mitigation	  Measure	  
4.8-‐A.4	  the	  proposed	  project	  would	  not	  make	  a	  cumulatively	  considerable	  contribution	  to	  
impacts	  to	  paleontological	  resources.	  	  
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4.9	   HYDROLOGY	  AND	  WATER	  QUALITY	  
	  
A.	   Setting	  
	  
The	  TPC	  lies	  at	  the	  lower	  end	  of	  a	  watershed	  that	  begins	  at	  Tiburon	  Ridge	  and	  discharges	  to	  the	  
Railroad	  Marsh.	  The	  project	  site	  drains	  directly	  via	  sheet	  flow	  to	  the	  Railroad	  Marsh	  or	  to	  a	  
paved	  drainage	  ditch	  along	  the	  east	  side	  of	  the	  lower	  (south)	  tennis	  courts,	  which	  transports	  
collected	  runoff	  to	  an	  outfall	  that	  leads	  to	  the	  marsh.	  The	  Railroad	  Marsh	  is	  a	  pond/marsh	  
feature	  that	  serves	  as	  a	  flood	  control	  feature	  for	  the	  Mar	  West	  (upper	  and	  lower)	  watershed.	  
The	  water	  level	  in	  the	  marsh	  is	  controlled	  by	  two	  outlet	  structures.	  The	  primary	  outlet	  drains	  to	  
a	  culvert	  (the	  Lagoon	  Vista	  storm	  drain)	  that	  discharges	  to	  Raccoon	  Strait,	  while	  the	  secondary	  
outlet	  drains	  south	  to	  Belvedere	  Lagoon.	  A	  small	  portion	  of	  the	  southwest	  corner	  of	  the	  site	  is	  
within	  the	  100-‐year	  flood	  elevation	  (Zone	  AE).	  	  	  
	  
B.	   Regulatory	  Framework	  
	  
Water	  resources	  are	  regulated	  by	  a	  variety	  of	  local,	  State,	  and	  federal	  statutes.	  	  Agencies	  with	  
regulatory	  and	  enforcement	  jurisdiction	  in	  Tiburon	  include	  the	  San	  Francisco	  Bay	  Regional	  
Water	  Quality	  Control	  Board	  (RWQCB),	  the	  State	  Water	  Resources	  Control	  Board	  (SWRCB),	  the	  
California	  Department	  of	  Fish	  and	  Wildlife,	  the	  Federal	  Emergency	  Management	  Agency	  
(FEMA),	  the	  U.S.	  Army	  Corps	  of	  Engineers	  (Corps),	  and	  the	  U.S.	  Environmental	  Protection	  
Agency	  (EPA).	  Plans,	  policies,	  and	  regulations	  pertaining	  to	  hydrology	  and	  water	  quality	  in	  the	  
project	  area	  are	  outlined	  below.	  
	  
Federal	  

Clean	  Water	  Act	  

The	  Clean	  Water	  Act	  (CWA)	  was	  enacted	  by	  Congress	  in	  1972	  and	  amended	  several	  times	  since	  
inception.	  It	  is	  the	  primary	  federal	  law	  regulating	  water	  quality	  in	  the	  United	  States,	  and	  forms	  
the	  basis	  for	  several	  state	  and	  local	  laws	  throughout	  the	  country.	  Its	  objective	  is	  to	  reduce	  or	  
eliminate	  water	  pollution	  in	  the	  nation’s	  rivers,	  streams,	  lakes,	  and	  coastal	  waters.	  The	  CWA	  
prescribed	  the	  basic	  federal	  laws	  for	  regulating	  discharges	  of	  pollutants	  as	  well	  as	  set	  minimum	  
water	  quality	  standards	  for	  all	  waters	  of	  the	  United	  States.	  Several	  mechanisms	  are	  employed	  
to	  control	  domestic,	  industrial,	  and	  agricultural	  pollution	  under	  the	  CWA.	  At	  the	  federal	  level,	  
the	  U.S.	  Environmental	  Protection	  Agency	  (EPA)	  administers	  the	  CWA.	  	  In	  California,	  the	  CWA	  is	  
administered	  and	  enforced	  by	  the	  State	  Water	  Resources	  Control	  Board	  (SWRCB)	  and	  the	  
Regional	  Water	  Quality	  Control	  Boards	  (RWQCBs).	  The	  State	  of	  California	  has	  developed	  a	  
number	  of	  water	  quality	  laws,	  rules,	  and	  regulations,	  in	  part	  to	  assist	  in	  the	  implementation	  of	  
the	  CWA	  and	  related	  federally	  mandated	  water	  quality	  requirements.	  In	  many	  cases,	  the	  laws,	  
rules,	  and	  regulations	  adopted	  by	  the	  SWRCB	  and	  RWQCBs	  are	  more	  protective	  of	  the	  
environment	  than	  the	  federal	  requirements.	  
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State	  
	  
Porter-‐Cologne	  Water	  Quality	  Control	  Act	  
	  
The	  Porter-‐Cologne	  Water	  Quality	  Control	  Act	  establishes	  the	  SWRCB	  and	  the	  RWQCBs	  as	  the	  
principal	  state	  agencies	  having	  primary	  responsibility	  for	  coordinating	  and	  controlling	  water	  
quality	  in	  California.	  The	  Porter-‐Cologne	  Act	  establishes	  the	  responsibility	  of	  the	  RWQCBs	  for	  
adopting,	  implementing,	  and	  enforcing	  water	  quality	  control	  plans	  (Basin	  Plans),	  which	  set	  forth	  
the	  state’s	  water	  quality	  standards	  (i.e.,	  beneficial	  uses	  of	  surface	  waters	  and	  groundwater)	  and	  
the	  objectives	  or	  criteria	  necessary	  to	  protect	  those	  beneficial	  uses.	  	  

State	  and	  Regional	  Water	  Quality	  Control	  Board	  

Per	  the	  Porter-‐Cologne	  Act,	  the	  San	  Francisco	  Bay	  RWQCB	  is	  responsible	  for	  the	  development,	  
adoption,	  and	  implementation	  of	  the	  Water	  Quality	  Control	  Plan	  (Basin	  Plan)	  for	  the	  San	  
Francisco	  Bay	  region.	  The	  Basin	  Plan	  is	  the	  master	  policy	  document	  that	  contains	  descriptions	  
of	  the	  legal,	  technical,	  and	  programmatic	  bases	  of	  water	  quality	  regulation	  in	  the	  San	  Francisco	  
Bay	  Region.	  The	  Basin	  Plan	  identifies	  beneficial	  uses	  of	  surface	  waters	  and	  groundwater	  within	  
its	  region	  and	  specifies	  water	  quality	  objectives	  to	  maintain	  the	  continued	  beneficial	  uses	  of	  
these	  waters.	  The	  proposed	  project	  would	  be	  required	  to	  adhere	  to	  all	  applicable	  water	  quality	  
objectives	  identified	  in	  the	  Basin	  Plan.	  

National	  Pollutant	  Discharge	  Elimination	  System	  (NPDES)	  	  

Section	  402	  of	  the	  CWA	  establishes	  a	  framework	  for	  regulating	  nonpoint	  source	  (NPS)	  storm	  
water	  discharges	  through	  the	  National	  Pollutant	  Discharge	  Elimination	  System	  (NPDES).	  	  In	  
California,	  the	  SWRCB	  and	  RWQCBs	  are	  responsible	  for	  supervising	  the	  NPDES	  program.	  	  Under	  
the	  NPDES	  program,	  the	  project	  sponsor	  is	  required	  to	  submit	  a	  Notice	  of	  Intent	  (NOI)	  with	  the	  
SWRCB	  Division	  of	  Water	  Quality.	  	  The	  NOI	  includes	  general	  information	  on	  the	  types	  of	  
activities	  that	  will	  occur	  during	  construction	  of	  the	  project.	  	  The	  project	  sponsor	  is	  also	  required	  
to	  prepare	  and	  implement	  a	  Storm	  Water	  Pollution	  Prevention	  Plan	  (SWPPP)	  that	  includes	  a	  
description	  of	  appropriate	  Best	  Management	  Practices	  (BMPs)	  to	  minimize	  the	  discharge	  of	  
pollutants	  from	  the	  project.	  It	  is	  the	  responsibility	  of	  the	  project	  sponsor	  to	  obtain	  the	  NPDES	  
permit	  prior	  to	  initiating	  site	  construction	  activities.	  
	  
Regional	  
	  
Marin	  County	  Stormwater	  Pollution	  Prevention	  Program	  (MCSTOPPP)	  
	  
The	  Marin	  County	  Stormwater	  Pollution	  Prevention	  Program	  (MCSTOPPP),	  which	  is	  
administered	  by	  the	  Marin	  County	  Department	  of	  Public	  Works/Flood	  Control	  District,	  was	  
formed	  in	  1993	  as	  a	  joint	  effort	  of	  Marin’s	  cities,	  towns,	  and	  unincorporated	  areas	  to	  prevent	  
stormwater	  pollution	  and	  to	  enhance	  local	  waterways.	  	  In	  2004,	  MCSTOPPP	  began	  receiving	  
coverage	  under	  the	  NPDES	  Phase	  II	  General	  Permit	  of	  the	  SWRCB.	  As	  part	  of	  the	  permit	  
requirements,	  MCSTOPPP	  developed	  its	  Action	  Plan	  2010,	  which	  describes	  planned	  MCSTOPPP	  
stormwater	  management	  activities	  for	  the	  period	  July	  2005	  through	  June	  2010.	  	  The	  Action	  



	  

Tiburon	  Peninsula	  Club	  –	  Junior	  Tennis	  Club	  Project	  Draft	  EIR	   Page	  94	  
Leonard	  Charles	  and	  Associates	   	   	  
	   	   Page	  94	  	  

Plan	  includes	  a	  section	  of	  performance	  standards	  and	  pollution	  prevention	  practices	  that	  
MCSTOPPP	  member	  agencies	  have	  committed	  to	  implement.	  MCSTOPPP	  “Best	  Management	  
Practices”	  (BMPs)	  for	  storm	  water	  management	  and	  procedures	  for	  BMP	  maintenance	  and	  
inspection	  are	  based	  on	  the	  recommendations	  of	  the	  Bay	  Area	  Stormwater	  Management	  
Agencies	  Association	  (BASMAA),	  which	  are	  described	  in	  the	  BASMAA	  manual	  Start	  at	  the	  
Source	  (1999	  Edition).	  	  Both	  private-‐sponsored	  and	  public	  capital	  improvement	  projects	  in	  
Marin	  County	  are	  governed	  by	  MCSTOPPP	  requirements.	  MCSTOPPP	  also	  requires	  Construction	  
Erosion	  and	  Sediment	  Control	  Plans	  (ESCPs)	  for	  new	  development	  in	  the	  county.	  Municipalities	  
must	  review	  and,	  if	  adequate,	  approve	  the	  applicant’s	  ESCP	  prior	  to	  issuing	  a	  permit	  for	  certain	  
projects	  that	  involve	  soil	  disturbing	  activities	  	  
	  
Tiburon	  2020	  General	  Plan	  
	  
The	  Tiburon	  2020	  General	  Plan	  has	  policies	  related	  to	  hydrology	  and	  water	  quality	  that	  are	  
pertinent	  to	  this	  project.	  	  They	  are	  listed	  below.	  
	  
Policy	  OSC-‐52:	  	  Water	  quality	  should	  be	  maintained	  or	  enhanced	  in	  order	  to	  promote	  the	  
continued	  environmental	  health	  of	  natural	  waterway	  habitats.	  
	  
Policy	  SE-‐12:	  On-‐site	  detention	  of	  stormwater	  runoff	  shall	  be	  utilized	  to	  ensure	  that	  post-‐
development	  peak	  flow	  rates	  from	  a	  site	  resulting	  from	  both	  the	  two-‐year	  and	  100-‐year	  design	  
rainstorms	  are	  not	  increased	  by	  new	  subdivisions	  or	  other	  permitted	  development	  projects.	  
	  
C.	   Potential	  Impacts	  and	  Mitigation	  Measures	  
	  
1.	   Criteria	  Used	  For	  Determining	  Impact	  Significance	  
	  
The	  impact	  analysis	  section	  considers	  the	  project’s	  potential	  to	  result	  in	  significant	  impacts	  
based	  on	  standards	  of	  significance	  derived	  from	  CEQA	  Guidelines	  Appendix	  G.	  As	  such,	  the	  
project	  would	  have	  a	  significant	  impact	  if	  it	  meets	  any	  of	  the	  following	  criteria.	  
	  

1. Violates	  any	  water	  quality	  standards	  or	  waste	  discharge	  requirements.	  	  
	  

2. Substantially	  depletes	  groundwater	  supplies	  or	  interferes	  substantially	  with	  
groundwater	  recharge	  such	  that	  there	  would	  be	  a	  net	  deficit	  in	  aquifer	  volume	  or	  a	  
lowering	  of	  the	  local	  groundwater	  table	  level	  (e.g.,	  the	  production	  rate	  of	  pre-‐existing	  
nearby	  wells	  would	  drop	  to	  a	  level	  which	  would	  not	  support	  existing	  land	  uses	  or	  
planned	  uses	  for	  which	  permits	  have	  been	  granted).	  	  

	  
3. Substantially	  alters	  the	  existing	  drainage	  pattern	  of	  the	  site	  or	  area,	  including	  through	  

the	  alteration	  of	  the	  course	  of	  a	  stream	  or	  river,	  in	  a	  manner	  which	  would	  result	  in	  
substantial	  erosion	  or	  siltation	  on-‐	  or	  off-‐site.	  	  
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4. Substantially	  alters	  the	  existing	  drainage	  pattern	  of	  the	  site	  or	  area,	  including	  through	  
the	  alteration	  of	  the	  course	  of	  a	  stream	  or	  river,	  or	  substantially	  increases	  the	  rate	  or	  
amount	  of	  surface	  runoff	  in	  a	  manner	  which	  would	  result	  in	  flooding	  on-‐	  or	  off-‐site.	  	  	  

	  
5. Creates	  or	  contributes	  runoff	  water	  which	  would	  exceed	  the	  capacity	  of	  existing	  or	  

planned	  stormwater	  drainage	  systems	  or	  provides	  substantial	  additional	  sources	  of	  
polluted	  runoff.	  	  	  

	  
6. Otherwise	  substantially	  degrades	  water	  quality.	  	  	  

	  
7. Places	  housing	  within	  a	  100-‐year	  flood	  hazard	  area	  as	  mapped	  on	  a	  Federal	  Flood	  

Hazard	  Boundary	  or	  Flood	  Insurance	  Rate	  Map	  or	  other	  flood	  delineation	  map.	  	  	  
	  

8. Places	  structures	  within	  a	  100-‐year	  flood	  hazard	  area	  that	  would	  impede	  or	  redirect	  
flood	  flows.	  	  

	  
9. Exposes	  people	  or	  structures	  to	  significant	  risk	  of	  loss,	  injury,	  or	  death	  involving	  

flooding,	  including	  flooding	  as	  a	  result	  of	  the	  failure	  of	  a	  levee	  or	  dam.	  	  	  
	  

10. Is	  subject	  to	  inundation	  by	  seiche,	  tsunami,	  or	  mudflow.	  	  	  
	  
As	  described	  in	  the	  Initial	  Study	  prepared	  for	  the	  proposed	  project,	  due	  to	  the	  location	  and	  
characteristics	  of	  the	  project,	  certain	  conditions	  are	  not	  associated	  with	  the	  project,	  and,	  
therefore,	  are	  not	  considered	  potentially	  significant	  impacts.	  Impacts	  considered	  to	  be	  less	  
than	  significant	  are	  listed	  below.	  
	  
2.	   The	  project	  would	  not	  substantially	  reduce	  recharge	  to	  any	  aquifer	  beneath	  the	  site.	  
	  
3.	   The	  project	  would	  not	  cause	  grading	  or	  sufficient	  siltation	  to	  alter	  the	  existing	  

drainage	  patter	  of	  the	  site	  or	  area.	  
	  
7-‐9.	   The	  project	  would	  have	  no	  impact	  as	  regards	  placement	  of	  housing	  or	  structures	  

within	  a	  100-‐year	  floodplain	  nor	  exposé	  people	  or	  structures	  to	  flooding.	  	  
	  
10.	   The	  project	  is	  located	  outside	  the	  tsunami	  zone	  and	  does	  not	  contain	  large	  bodies	  of	  

water	  subject	  to	  seiche.	  	  There	  are	  no	  large	  dams	  upstream	  of	  the	  site,	  so	  dam	  failure	  
is	  not	  a	  risk.	  	  	  
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2.	   Impact	  Analysis	  
	  
Impact	  4.9-‐A	  	   Project	  development	  would	  increase	  runoff	  from	  the	  site	  that	  could	  

exceed	  the	  capacity	  of	  the	  downstream	  stormwater	  drainage	  system	  and	  
cause	  flooding.	  	  This	  is	  a	  potentially	  significant	  impact.	  

	  
The	  project	  would	  include	  construction	  of	  impervious	  surfaces	  in	  areas	  that	  are	  already	  heavily	  
compacted	  by	  vehicles	  and	  pedestrians.	  	  It	  is	  not	  expected	  that	  adding	  approximately	  1,650	  
square	  feet	  of	  roofs	  would	  measurably	  increase	  project	  site	  runoff.	  	  As	  reported	  in	  the	  Initial	  
Study,	  it	  is	  also	  not	  expected	  that	  the	  relatively	  small	  increase	  in	  impervious	  surface	  on	  the	  site	  
would	  result	  in	  a	  substantial	  increase	  in	  flood	  elevations	  or	  the	  frequency	  of	  flooding	  in	  
Railroad	  Marsh	  or	  the	  storm	  drain	  system	  that	  drains	  excess	  water	  from	  the	  marsh.	  To	  
corroborate	  these	  expectations	  and	  ensure	  that	  the	  project	  is	  consistent	  with	  Tiburon	  2020	  
General	  Plan	  policy	  (Policy	  SE-‐12)	  that	  requires	  that	  new	  development	  maintains	  the	  post-‐
development	  2-‐year	  and	  100-‐year	  peak	  flow	  at	  the	  pre-‐development	  level,	  mitigation	  is	  
required.	  
	  
Mitigation	  Measures	  
	  
4.9-‐A.1	   A	  registered	  civil	  or	  hydrologic	  engineer	  shall	  calculate	  pre-‐	  and	  post-‐project	  runoff	  

from	  the	  site	  for	  the	  2-‐year	  and	  100-‐year	  storm	  events.	  	  If	  there	  will	  be	  an	  increase	  in	  
site	  runoff,	  then	  a	  drainage	  plan	  will	  be	  prepared	  that	  demonstrates	  to	  the	  Town’s	  
satisfaction	  that	  post-‐project	  runoff	  volumes	  will	  not	  exceed	  pre-‐project	  volumes.	  
Excess	  runoff	  can	  be	  detained	  on-‐site	  using	  underground	  storage	  facilities	  with	  timed	  
release	  or	  other	  means	  of	  detaining	  and	  releasing	  peak	  flows	  to	  maintain	  the	  pre-‐
existing	  conditions.	  	  

	  
Impact	  Significance	  After	  Mitigation	  
	  
If	  warranted,	  preparing	  and	  implementing	  a	  plan	  to	  retain	  peak	  flows	  so	  they	  do	  not	  exceed	  
pre-‐project	  flows	  would	  reduce	  any	  downstream	  impact	  to	  the	  stormwater	  system	  to	  a	  less-‐
than-‐significant	  level.	  	  The	  project	  would	  not	  cause	  downstream	  flooding.	  
	  
Impact	  4.9-‐B	  	   Runoff	  from	  the	  new	  facilities	  could	  transport	  pollutants	  from	  the	  facilities	  

to	  Railroad	  Marsh.	  	  A	  reduction	  of	  water	  quality	  could	  adversely	  affect	  
biological	  species	  inhabiting	  or	  dependent	  on	  Railroad	  Marsh.	  This	  is	  a	  
potentially	  significant	  impact.	  

	  
The	  project	  would	  result	  in	  approximately	  1,650	  square	  feet	  of	  new	  roof	  surface.	  	  Runoff	  from	  
these	  roofs	  could	  transport	  airborne	  pollutants	  that	  collect	  on	  the	  roof	  or	  other	  pollutants	  to	  
the	  project	  storm	  drain	  system	  and	  then	  to	  Railroad	  Marsh.	  	  Other	  portions	  of	  the	  site	  will	  
continue	  to	  be	  drained	  by	  existing	  drainage	  features	  and	  would	  not	  cause	  a	  new	  impact.	  	  To	  
reduce	  water	  quality	  impacts	  from	  the	  project	  as	  well	  as	  to	  comply	  with	  MCSTOPPP	  
requirements,	  the	  project	  includes	  installation	  of	  a	  new	  bioswale	  to	  filter	  site	  roof	  and	  storage	  
area	  runoff	  prior	  to	  its	  discharge	  to	  Railroad	  Marsh.	  The	  bioswale	  would	  be	  constructed	  on	  the	  
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north	  side	  of	  the	  existing	  courts,	  adjacent	  to	  the	  west	  side	  of	  the	  proposed	  bathrooms	  and	  
locker	  structure.	  It	  would	  collect	  runoff	  from	  the	  roof	  of	  the	  covered	  entryway	  and	  adjacent	  
bathrooms	  and	  storage	  locker.	  A	  4-‐inch	  outlet	  pipe	  will	  collect	  biofiltered	  water	  from	  below	  the	  
filtration	  level	  of	  the	  bioswale	  and	  transport	  it	  to	  a	  discharge	  point	  in	  the	  existing	  concrete-‐
lined	  drainage	  swale	  leading	  to	  the	  marsh.	  No	  ground	  surface	  runoff	  will	  be	  collected.	  The	  
depth	  of	  the	  4-‐inch	  drainage	  line	  is	  between	  1.5	  and	  2	  feet.	  	  Unless	  this	  bioswale	  is	  properly	  
installed,	  it	  may	  not	  sufficiently	  filter	  new	  runoff,	  and	  this	  would	  remain	  a	  potentially	  significant	  
impact.	  
	  
Mitigation	  Measures	  
	  
4.9-‐B.1	   The	  applicant	  shall	  prepare	  a	  Stormwater	  Control	  Plan	  (SCP),	  following	  the	  

procedures	  outlined	  by	  MCSTOPPP.	  The	  SCP	  shall	  include	  the	  required	  Construction	  
Erosion	  and	  Sediment	  Control	  Plans.	  Bioretention	  features	  will	  be	  designed	  following	  
the	  guidance	  found	  in	  MCSTOPPP’s	  stormwater	  quality	  manual	  and	  the	  California	  
Storm	  Water	  BMP	  Handbook	  for	  New	  and	  Redevelopment.	  The	  Plan	  shall	  be	  
prepared	  by	  a	  registered	  engineer	  for	  review	  and	  approval	  by	  the	  Town	  Department	  
of	  Public	  Works.	  Once	  approved,	  an	  agreement	  will	  be	  executed	  by	  property	  owner	  
and	  Town	  and	  recorded	  against	  the	  property	  to	  insure	  the	  ongoing	  operation	  of	  the	  
SCP.	  	  

	  
Impact	  Significance	  After	  Mitigation	  
	  
The	  mitigation	  will	  ensure	  that	  the	  site	  drainage	  system	  operates	  acceptably,	  which	  will	  reduce	  
the	  water	  quality	  impact	  to	  a	  less-‐than-‐significant	  level.	  
	  
Impact	  4.9-‐C	  	   Constructing	  the	  project	  could	  expose	  soils	  to	  erosion,	  and	  eroded	  

sediment	  could	  wash	  off	  the	  site	  and	  adversely	  affect	  water	  quality	  of	  
Railroad	  Marsh.	  This	  is	  a	  potentially	  significant	  impact.	  

	  
The	  project	  is	  expected	  to	  require	  very	  little	  grading.	  	  Nevertheless,	  uncontrolled	  grading	  can	  
result	  in	  erosion	  and	  silt	  entering	  the	  storm	  drain	  system,	  with	  consequent	  impacts	  on	  water	  
quality.	  	  This	  is	  a	  potentially	  significant	  impact.	  
	  
Mitigation	  Measures	  
	  
The	  Construction	  Erosion	  and	  Sediment	  Control	  Plan	  required	  as	  part	  of	  Mitigation	  Measure	  
4.9-‐B.1	  will	  address	  this	  potential	  impact.	  	  
	  
Impact	  Significance	  After	  Mitigation	  
	  
The	  mitigation	  will	  ensure	  that	  erosion	  is	  controlled	  to	  meet	  MCSTOPPP	  and	  Town	  
requirements.	  	  This	  would	  reduce	  the	  impact	  to	  a	  less-‐than	  significant	  level.	  	  Mitigation	  
Measure	  4.9-‐B.1	  would	  ensure	  that	  the	  project	  would	  not	  violate	  any	  water	  quality	  standards	  
or	  waste	  discharge	  requirements.	  
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3.	   Cumulative	  Impacts	  	  
	  
Impact	  4.9-‐D	  	   Project	  development,	  in	  conjunction	  with	  buildout	  in	  the	  Town,	  could	  

result	  in	  cumulative	  hydrology	  and	  water	  quality	  impacts.	  	  This	  is	  a	  
potentially	  significant	  impact.	  

	  
The	  geographic	  area	  for	  the	  analysis	  of	  cumulative	  impacts	  for	  hydrology	  and	  water	  quality	  is	  
the	  Railroad	  Marsh	  and	  the	  two	  storm	  drain	  stems	  that	  drain	  it	  to	  Raccoon	  Straits	  or	  Belvedere	  
Lagoon	  watersheds.	  The	  cumulative	  analysis	  considers	  the	  past,	  present,	  and	  probable	  future	  
projects	  projected	  as	  buildout	  of	  the	  Town	  and	  its	  Planning	  Area	  
	  
Concurrent	  implementation	  of	  the	  proposed	  project	  and	  other	  cumulative	  projects	  could	  result	  
in	  an	  increase	  in	  the	  amount	  of	  impermeable	  surface	  in	  the	  watershed	  and	  could	  cause	  
localized	  flooding	  in	  ditches	  or	  small	  tributaries.	  	  The	  Town’s	  existing	  regulations	  require	  that	  
new	  projects	  not	  adversely	  affect	  site	  runoff	  or	  flood	  elevations.	  	  The	  Town’s	  regulations	  also	  
require	  that	  new	  development	  be	  served	  by	  adequately	  sized	  drainage	  facilities.	  	  Per	  the	  
Town’s	  existing	  regulations,	  drainage	  improvements	  similar	  to	  those	  required	  for	  the	  proposed	  
project	  may	  be	  required	  for	  other	  proposed	  development;	  these	  measures	  would	  be	  
determined	  during	  the	  project-‐specific	  CEQA	  analysis	  for	  those	  projects.	  These	  existing	  Town	  
regulations	  and	  the	  ability	  for	  the	  Town	  to	  further	  review	  potential	  drainage	  and	  flood	  
constraints	  for	  new	  development	  applications	  would	  reduce	  the	  cumulative	  impact	  to	  a	  less-‐
than-‐significant	  level.	  	  
	  
In	  addition,	  the	  runoff	  from	  the	  project	  would	  make	  a	  very	  small	  addition	  to	  any	  future	  increase	  
in	  runoff.	  	  Even	  if	  there	  were	  a	  significant	  cumulative	  impact,	  the	  project	  would	  make	  a	  less	  
than	  cumulatively	  significant	  contribution	  to	  said	  impact.	  
	  
Concurrent	  implementation	  of	  the	  proposed	  project	  and	  other	  cumulative	  projects	  could	  result	  
in	  long-‐term	  impacts	  related	  to	  water	  quality.	  	  Construction	  and	  use	  of	  other	  impermeable	  
surfaces	  results	  in	  residues	  of	  petrochemicals,	  heavy	  metals,	  pesticides,	  and	  other	  materials	  
used	  by	  residents	  and	  businesses	  being	  deposited	  on	  streets,	  roofs,	  and	  other	  surfaces.	  	  These	  
residues	  can	  be	  washed	  off	  during	  storms	  and	  transported	  to	  the	  bay	  where	  they	  can	  adversely	  
affect	  the	  water	  quality	  of	  the	  bay.	  	  As	  described	  under	  Impact	  4-‐9-‐B,	  the	  project	  would	  not	  
contribute	  significantly	  to	  water	  quality	  impacts.	  The	  Town	  requires	  new	  development	  to	  
comply	  with	  water	  quality	  protection	  requirements	  of	  MCSTOPPP	  and	  as	  included	  in	  the	  Town	  
Code.	  	  This	  EIR	  codifies	  these	  requirements	  in	  Mitigation	  Measure	  4.9-‐B.1.	  	  	  Per	  Town	  Code	  and	  
MCSTOPPP	  requirements	  the	  Town	  would	  require	  a	  similar	  mitigation	  during	  the	  project-‐level	  
CEQA	  review	  for	  other	  new	  applications.	  Existing	  Town,	  MCSTOPPP,	  and	  State	  regulations	  and	  
the	  Town’s	  ability	  to	  review	  new	  development	  for	  compliance	  with	  these	  requirements	  and	  
constraints	  (and	  consequently	  apply	  standard	  site-‐specific	  mitigations	  when	  warranted	  by	  the	  
specific	  project	  and	  site	  conditions)	  would	  reduce	  the	  cumulative	  impact	  to	  a	  less-‐than-‐
significant	  level,	  and	  no	  additional	  mitigation	  is	  required	  for	  this	  project.	  Further,	  with	  
implementation	  of	  Mitigation	  Measure	  4.9-‐B.1	  in	  this	  EIR,	  the	  project	  would	  not	  result	  in	  a	  
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cumulatively	  considerable	  contribution	  toward	  any	  cumulative	  water	  quality	  impact	  that	  might	  
occur.	  	  	  
	  
Mitigation	  Measures	  
	  
Implement	  Mitigation	  Measures	  3.9-‐A.1	  and	  4.9-‐B.1.	  
	  
Impact	  Significance	  After	  Mitigation	  
	  
The	  mitigation	  would	  control	  flooding	  as	  well	  as	  erosion	  and	  transport	  of	  pollutants	  to	  Railroad	  
Marsh	  in	  compliance	  with	  MCSTOPPP,	  Town,	  State,	  and	  federal	  laws	  and	  regulations,	  thereby	  
reducing	  any	  possible	  contribution	  of	  the	  project	  to	  a	  cumulative	  water	  quality	  impact	  to	  a	  less	  
than	  cumulatively	  considerable	  level.	  	  Therefore,	  the	  proposed	  project	  would	  not	  contribute	  to	  
any	  significant	  adverse	  cumulative	  hydrologic	  impacts	  when	  considered	  together	  with	  past,	  
present,	  pending	  and	  reasonably	  foreseeable	  development.	  
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4.10	   LAND	  USE	  AND	  PLAN	  CONSISTENCY	  	  
	  
A.	   Setting	  
	  
1.	   Land	  Use	  Setting	  
	  
The	  proposed	  project	  is	  located	  on	  the	  southern	  portion	  of	  the	  TPC	  property	  at	  1600	  Mar	  West	  
Street	  in	  the	  Town	  of	  Tiburon	  (see	  Figures	  3.3-‐1	  and	  3.3-‐2).	  The	  TPC	  is	  located	  near	  the	  south	  
end	  of	  a	  small	  valley	  that	  extends	  southwest	  from	  the	  Tiburon	  Ridge.	  The	  Old	  St.	  Hilary’s	  Open	  
Space	  Preserve	  lies	  to	  the	  northwest,	  and	  Railroad	  Marsh	  borders	  the	  south	  side	  of	  the	  
southern	  tennis	  courts.	  South	  of	  the	  marsh	  is	  the	  Point	  Tiburon	  Marsh	  Condominiums.	  	  
Southwest	  of	  the	  marsh	  are	  the	  Town	  offices	  and	  the	  Belvedere-‐Tiburon	  Library	  The	  slopes	  of	  
this	  valley	  are	  relatively	  heavily	  developed	  with	  residential	  units,	  many	  of	  which	  have	  views	  
down	  onto	  the	  project	  site.	  The	  east-‐facing	  hillside	  has	  some	  single-‐family	  residences	  and	  
several	  large	  multi-‐family	  complexes,	  while	  the	  west-‐facing	  slope	  has	  mainly	  single-‐family	  units.	  	  
	  
The	  tennis	  club	  was	  originally	  established	  in	  1950	  (as	  the	  Southern	  Marin	  Recreation	  Center)	  
and	  originally	  served	  approximately	  150	  families.	  The	  name	  of	  the	  Club	  was	  changed	  to	  the	  
Tiburon	  Peninsula	  Club	  in	  1961.	  	  The	  Club’s	  facilities	  have	  been	  renovated	  and	  expanded	  
(including	  the	  addition	  of	  six	  tennis	  courts	  south	  of	  Mar	  West	  Street)	  numerous	  times	  over	  the	  
intervening	  67	  years,	  and	  currently	  serve	  700	  families	  and	  175	  senior	  memberships.	  Most	  of	  
the	  Club’s	  recreational	  facilities	  are	  north	  of	  Mar	  West	  Street	  and	  include	  lit	  tennis	  courts,	  
swimming	  pools,	  a	  fitness	  building,	  sports	  court,	  locker	  rooms,	  a	  clubhouse,	  and	  other	  facilities.	  
Six	  unlighted	  tennis	  courts	  and	  most	  of	  the	  Club’s	  parking	  are	  located	  on	  the	  southern	  portion	  
of	  the	  site	  (the	  Judge	  Field	  portion).	  The	  parking	  area	  is	  surfaced	  with	  gravel	  and	  four	  light	  
standards	  with	  double	  lights	  on	  each	  standard	  that	  provide	  illumination	  for	  the	  parking	  area.	  
	  
The	  TPC	  is	  designated	  as	  Public/Quasi-‐Public	  (P)	  in	  the	  Town’s	  General	  Plan	  and	  zoned	  
Public/Quasi-‐Public	  (P).	  
	  
B.	   Potential	  Impacts	  and	  Mitigations	  
	  
1.	   Criteria	  Used	  to	  Determine	  Impact	  Significance	  
	  
The	  impact	  analysis	  section	  considers	  the	  project’s	  potential	  to	  result	  in	  significant	  impacts	  
based	  on	  standards	  of	  significance	  derived	  from	  CEQA	  Guidelines	  Appendix	  G.	  As	  such,	  the	  
project	  would	  typically	  have	  a	  significant	  impact	  if	  it	  meets	  any	  of	  the	  following	  criteria:	  
	  

1. Physically	  divides	  an	  established	  community.	  	  	  
	  

2. Conflict	  with	  any	  applicable	  land	  use	  plan,	  policy,	  or	  regulation	  of	  an	  agency	  with	  
jurisdiction	  over	  the	  project	  (including,	  but	  not	  limited	  to	  the	  general	  plan,	  specific	  
plan,	  local	  coastal	  program,	  or	  zoning	  ordinance)	  adopted	  for	  the	  purpose	  of	  avoiding	  
or	  mitigating	  an	  environmental	  effect?	  
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Due	  to	  the	  location	  and	  characteristics	  of	  the	  project,	  certain	  conditions	  are	  not	  associated	  with	  
the	  project,	  and,	  therefore,	  are	  not	  considered	  potential	  impacts.	  	  These	  conditions	  were	  
addressed	  in	  the	  appended	  Initial	  Study	  and	  are	  addressed	  briefly	  below;	  they	  are	  not	  
discussed	  further	  in	  this	  document.	  
	  
Physical	  Division	  of	  a	  Community	  
	  
The	  project	  entails	  making	  additions	  to	  an	  existing	  tennis	  court	  facility.	  	  These	  improvements	  
would	  not	  further	  divide	  the	  community.	  
	  
2.	   Impact	  Analysis	  	  
	  
Impact	  4.10-‐A	   The	  proposed	  project	  would	  not	  conflict	  with	  any	  applicable	  land	  use	  plan,	  

policy,	  or	  regulation	  adopted	  for	  the	  purpose	  of	  avoiding	  or	  mitigating	  an	  
environmental	  effect.	  

	  
Mitigation	  measures	  are	  included	  in	  this	  EIR	  that	  would	  reduce	  project	  impacts	  to	  a	  less-‐than-‐
significant	  level.	  Even	  if	  there	  were	  a	  potential	  inconsistency	  with	  individual	  policies	  does	  not	  
mean	  the	  project	  is	  inconsistent	  with	  the	  General	  Plan	  as	  a	  whole.	  Whether	  or	  not,	  on	  balance,	  
the	  project	  furthers	  the	  General	  Plan	  or	  hinders	  its	  implementation	  is	  determined	  by	  the	  
decision-‐making	  body.	  	  Additionally,	  a	  recent	  court	  case	  determined	  that	  EIRs	  are	  required	  only	  
to	  discuss	  any	  inconsistencies	  with	  plans.	  	  EIRs	  are	  not	  required	  to	  explain	  why	  the	  project	  is	  
consistent	  with	  applicable	  plans	  or	  to	  provide	  support	  for	  a	  conclusion	  that	  there	  are	  no	  plan	  
inconsistencies.7	  
	  
Table	  4.10-‐1	  below	  lists	  the	  pertinent	  policies	  from	  the	  Town’s	  2020	  General	  Plan.	  	  The	  analysis	  
finds	  that	  the	  proposed	  project,	  complete	  with	  mitigation	  measures	  recommended	  in	  this	  EIR,	  
would	  be	  consistent	  with	  all	  the	  listed	  policies.	  	  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
7	  Crenshaw	  Subway	  Coalition	  v	  Los	  Angeles	  County	  Metro.	  Trans.	  Authority,	  CD	  Cal,	  Sept.	  22	  2015,	  No.	  CV11-‐9603FMO	  (JCx))	  2015	  

US	  Dist	  Lexis	  143642,	  2015	  WL	  6150847	  
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Table	  4.10-‐1	  
Project	  Consistency	  with	  2020	  General	  Plan	  Policies	  

Policy	   Consistency	  Summary	  
LU-‐2:	   	  The	  Town	  shall	   limit	   the	  type	  and	  amount	  of	  
uses	  within	   the	   Town	   to	   those	   that	   are	   compatible	  
with	  the	  nature,	  character	  and	  image	  of	  the	  Town	  as	  
a	   quiet,	   small-‐town	   residential	   community	   with	   a	  
village-‐like	  commercial	  area.	  

Consistent.	   	   The	   project	   adds	   to	   the	   existing	  
recreational	   uses	   on	   the	   site	   that	   the	   Town	   has	  
previously	   permitted	   through	   a	   Conditional	   Use	  
Permit.	   	   The	   project	   would	   not	   include	   a	   new	  
type	  of	  use	  of	  the	  site.	  

LU-‐3:	   	   The	   Town	   shall	   strive	   to	   preserve	   to	   the	  
greatest	  extent	   feasible	  wildlife	  habitat	   in	   the	  open	  
ridges,	   shoreline,	   marshes,	   mudflats,	   and	   other	  
biologically	  sensitive	  areas.	  

Consistent.	   	   The	   project	   would	   not	   displace	  
wildlife	  habitat.	  	  Any	  lighting	  impacts	  on	  Railroad	  
Marsh	   can	   be	   reduced	   to	   a	   less-‐than-‐significant	  
level.	  

LU-‐9.	   	   The	   following	   land	  use	  districts	  and	  densities	  
and	  intensities	  are	  established:	  
	  
P	  =	  Public/Quasi-‐Public	  

Consistent.	   	   This	   land	   use	   designation	   allows	  
recreational	  uses	  as	  are	  proposed	  by	  the	  project.	  

LU-‐16:	   	   Outside	   lighting	   shall	   be	   allowed	   for	   safety	  
purposes.	   	   The	   Town	   shall	   limit	   excessive	   light	  
spillage	  and	  glare	  resulting	  from	  site	  lighting.	  

Consistent.	   Project	   lighting	   is	   intended	   for	  
recreational	   purposes.	   	   The	   proposed	   lighting	  
would	  be	  consistent	  with	  Town	  approval	  of	  a	  use	  
permit	   that	   allows	   for	   recreational	   uses	   of	   a	  
tennis	   facility.	   	   Mitigations	   included	   in	   this	   EIR	  
would	  prevent	  excessive	  light	  spillage	  and	  glare.	  

OSC-‐20:	   	   Buffer	   zones	   of	   at	   least	   100	   feet	   shall	   be	  
provided,	  to	  the	  maximum	  extent	  feasible,	  between	  
development	  and	  wetland	  areas.	  

Consistent.	   	   The	   project	   provides	   at	   least	   a	   100-‐
foot	   buffer	   from	   the	   marsh	   water	   edge.	   This	   is	  
consistent	   with	   the	   Town-‐adopted	   Marsh	  
Restoration	   Plan,	   which,	   in	   turn,	   is	   consistent	  
with	  the	  General	  Plan.	  

OSC-‐25:	   	   A	   diversity	   and	   abundance	   of	  wildlife	   and	  
marine	   life	  shall	  be	  protected	  and	  maintained.	   	  The	  
Town	   shall	   strive	   to	   preserve	   and	   protect	   to	   the	  
greatest	  extent	   feasible	  wildlife	  habitat	   in	   the	  open	  
spaces,	   shoreline,	   marshes,	   mudflats,	   and	   other	  
biologically	  sensitive	  areas.	  

Consistent.	   	   The	   project	   would	   not	   displace	  
wildlife	  habitat.	  	  Any	  lighting	  impacts	  on	  Railroad	  
Marsh	   can	   be	   reduced	   to	   a	   less-‐than-‐significant	  
level.	  
	  

OSC-‐26:	   	   To	   the	   maximum	   extent	   feasible,	   and	   as	  
required	   by	   federal	   and	   state	   laws,	   development	  
and	   construction	   shall	   not	   affect	   special	   status	  
species	  or	  special	  communities.	  

Consistent.	  	  Given	  recommended	  mitigations,	  the	  
project	  would	  not	  impact	  special	  status	  species	  or	  
special	  communities.	   	  All	  development	  would	  be	  
done	  consistent	  with	  pertinent	   federal	  and	  state	  
laws.	  

OSC-‐28:	   Principal	   vistas,	   viewpoints,	   and	   view	  
corridors	   on	   land	   subject	   to	   development	   shall	   be	  
identified	   and	   preserved	   to	   the	   maximum	   extent	  
feasible.	  

Consistent.	   	   The	   project	   site	   is	   a	   developed	   site	  
that	  would	  not	   typically	   be	   considered	  part	   of	   a	  
principal	   vista	   or	   view	   corridor,	   and	   it	   does	   not	  
contain	  significant	  viewpoints.	  
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Policy	   Consistency	  Summary	  
OSC-‐30:	   	  Development	  shall	  be	  encouraged	  in	  areas	  
where	   it	   least	   interferes	   with	   views	   of	   and	   from	  
open	  space	  to	  the	  maximum	  extent	  feasible.	  

Consistent.	   	   The	   project	   will	   be	   visible	   from	   St.	  
Hilary’s	   Open	   Space	   Preserve.	   	   The	   additional	  
structures	   added	   to	   the	   existing	   facilities	   would	  
not	   be	   noticeable	   from	   these	   distant	   vantage	  
points.	   	   The	   addition	   of	   new	   lights	   would	   not	  
substantially	   affect	   views	   from	   these	   vantage	  
points	  given	  existing	  TPC	   lighting,	  other	  ambient	  
lighting,	   the	   distance	   between	   the	   open	   space	  
and	   the	   site,	   and	   the	   limited	   time	   the	   lights	  
would	  be	  on.	  

OSC-‐31:	   	  The	  preservation	  of	  visual	  qualities,	  views,	  
and	   the	   view	   potential	   of	   the	   natural	   and	   built	  
environment	   shall	   be	   a	   major	   consideration	   of	   the	  
Town	  in	  any	  development	  project	  review.	  

Consistent.	   	   The	   project	   shall	   undergo	   Town	  
design	  review,	  and	  the	  Town	  will	  consider	  project	  
visual	   effects	   when	   considering	   approval	   of	   the	  
Conditional	  Use	  Permit.	  

OSC-‐32:	  Protected	  trees,	  as	  defined	  in	  the	  Municipal	  
Code,	   tree	   stands,	   and	   tree	   clusters	   shall	   be	  
preserved	  to	  the	  maximum	  extent	  feasible.	  

Consistent.	   	   The	   project	   will	   not	   remove	   or	  
damage	  any	  protected	  trees.	  

OSC-‐33:	  	  The	  Town	  shall	  protect	  natural	  habitat,	  and	  
natural	   wooded	   areas	   shall	   be	   preserved	   to	   the	  
maximum	  extent	  feasible.	  

Consistent.	   	   The	   project	   would	   not	   remove	  
natural	   habitat.	   	   Indirect	   effects	   on	   natural	  
habitat	   and	   from	   runoff	   pollution	   and	   light	  
trespass	   can	   be	   mitigated	   to	   a	   less-‐than-‐
significant	   level,	   thereby	   protecting	   natural	  
habitat	  values.	  

OSC-‐47:	   The	   Town	   shall	   protect	   significant	  
geological,	   ecological,	   archaeological,	   and	  
paleontological	  resources	  and	  historic	  sites.	  

Consistent.	   	   Mitigation	   measures	   recommended	  
for	  the	  project	  will	  protect	  these	  resources.	  

OSC-‐52:	   	   Water	   quality	   should	   be	   maintained	   or	  
enhanced	   in	   order	   to	   promote	   the	   continued	  
environmental	  health	  of	  natural	  waterway	  habitats.	  

Consistent.	  	  The	  project	  will	  include	  a	  bioswale	  to	  
treat	  new	  runoff.	  	  This	  will	  maintain	  water	  quality	  
leaving	  the	  site.	  

OSC-‐56:	   The	   Town	   shall	   promote	   the	   reduction	   of	  
particulate	   matter	   from	   construction	   sites,	   roads,	  
parking	   lots,	   and	   other	   sources	   through	   best	  
management	  practices	  (BMPs).	  	  	  

Consistent.	   	   The	   project	   will	   be	   required	   to	  
reduce	   and	   control	   particulate	   emissions	   during	  
construction.	  

OSC-‐57:	   	  The	  Town	  shall	   require	   the	  use	  of	   feasible	  
control	  measures	   to	   reduce	   PM10,	  NOx,	   and	  diesel	  
particulate	  matter	  related	  to	  construction	  activities.	  

Consistent.	  The	  project	  will	  be	  required	  to	  reduce	  
and	   control	   particulate	   emissions	   during	  
construction.	  

OSC	  58:	   	  The	  Town	  shall,	  though	  implementation	  of	  
Circulation	   Element	   policies,	   encourage	   the	  
reduction	  of	   the	  number	  of	   single-‐occupant	   vehicle	  
trips	  and	  cumulative	  emissions	  that	  result	  from	  auto	  
use.	  

Consistent.	   	   The	   project	   will	   generate	   few	   new	  
trips	   and	   less-‐than-‐significant	   emissions	   of	   air	  
pollutants.	  

SE-‐12:	  On-‐site	  detention	  of	   stormwater	   runoff	   shall	  
be	   utilized	   to	   ensure	   that	   post-‐development	   peak	  
flow	   rates	   from	  a	   site	   resulting	   from	  both	   the	   two-‐
year	   and	   100-‐year	   design	   rainstorms	   are	   not	  
increased	   by	   new	   subdivisions	   or	   other	   permitted	  
development	  projects.	  

Consistent.	   	  This	  EIR	   requires	  project	  compliance	  
with	  this	  policy.	  	  The	  applicant	  will	  be	  required	  to	  
show	  that	  post-‐project	   flows	  do	  not	  exceed	  pre-‐
project	  flows.	  
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Policy	   Consistency	  Summary	  
C-‐12:	  Transportation	  Mitigation	  Fee.	  
All	  new	  projects	  shall	  be	  required	  to	  pay	  a	  pro	  rata	  
share	  of	  needed	  multimodal	  access	  improvements	  (a	  
transportation	   mitigation	   fee)	   in	   accordance	   with	  
the	  burden	  created	  by	  such	  new	  project.	  

Consistent.	   	   The	   applicant	   will	   pay	   the	   required	  
fee.	  

C-‐15:	   Traffic	   Signals.	   	   At	   such	   time	   as	   any	  
unsignalized	   intersection	   along	   Tiburon	   Boulevard	  
meets	   signal	   warrants,	   the	   Town	   shall	   approach	  
Caltrans	   to	   approve	   and/or	   provide	   signalization	   or	  
other	  appropriate	  improvements.	  

Consistent.	   	   This	   EIR	   recommends	   that	   the	  
Tiburon	   Boulevard/Mar	  West	   Street	   intersection	  
be	  considered	  for	  signalization	  when	  warranted.	  

N-‐1:	   The	   Town	   shall	   use	   the	   Noise	   and	   Land	   Use	  
Compatibility	   Guidelines	   contained	   herein	   to	  
determine	  where	  noise	   levels	   in	  the	  community	  are	  
acceptable	  or	  unacceptable.	  
For	   residential	   uses,	   an	   exterior	   CNEL	   of	   up	   to	   60	  
decibels	   is	   considered	   “normally	   acceptable.”	   For	  
commercial	   uses,	   up	   to	   65	   decibels	   is	   considered	  
“normally	  acceptable.”	  

Consistent.	   	   These	   standards	   were	   used	   when	  
assessing	  project-‐generated	  noise	  impacts.	  

N-‐4:	   	   If	   the	   projected	   noise	   environment	   for	   a	  
project	  exceeds	  the	  standards	  identified	  in	  the	  Noise	  
and	   Land	   Use	   Compatibility	   Guidelines,	   the	   Town	  
shall	   require	   an	   acoustical	   analysis	   so	   that	   noise	  
mitigation	   measures	   can	   be	   incorporated	   into	   the	  
project	  design	  

Consistent.	   	   The	   project	   would	   not	   exceed	   the	  
“normally	   acceptable”	   standard.	   	   Nevertheless,	  
an	  acoustic	  analysis	  was	  prepared	  for	  the	  project.	  

N-‐10:	  	  Standard	  quiet	  construction	  methods	  shall	  be	  
used	   where	   feasible	   and	   when	   construction	  
activities	   take	   place	   within	   500	   feet	   of	   noise	  
sensitive	  areas.	  

Consistent.	  	  Project	  construction	  noise	  will	  be	  less	  
than	   significant,	   and	  no	  mitigation	   is	   required	   in	  
this	   EIR.	   	   The	   Town	   may	   add	   additional	   noise	  
reduction	  measures	   as	   conditions	   of	   approval,	   f	  
the	  project	  is	  approved.	  

	  
3.	   Cumulative	  Impacts	  	  
	  
Impact	  4.10-‐B	   The	  proposed	  project,	  in	  combination	  with	  buildout	  of	  the	  Tiburon	  

Planning	  Area,	  would	  not	  contribute	  to	  potential	  cumulative	  land	  use	  
impacts.	  

	  
The	  cumulative	  geographic	  context	  of	  the	  proposed	  project	  for	  land	  use	  and	  planning	  
consideration	  consists	  of	  the	  Tiburon	  Planning	  Area	  since	  cumulative	  effects	  must	  be	  
considered	  in	  relationship	  to	  policies	  or	  regulations	  that	  apply	  town-‐wide.	  As	  analyzed	  in	  this	  
section,	  the	  proposed	  project	  would	  not	  result	  in	  a	  significant	  land	  use	  impact	  by	  physically	  
dividing	  an	  established	  community	  or	  by	  conflicting	  with	  applicable	  land	  use	  plans,	  policies,	  or	  
regulations	  adopted	  for	  the	  purpose	  of	  avoiding	  or	  mitigating	  an	  environmental	  effect.	  	  
	  
As	  described	  in	  the	  previous	  impact	  discussion,	  the	  project	  would	  be	  consistent	  with	  Town	  
2020	  General	  Plan	  policies	  aimed	  at	  protecting	  environmental	  resources.	  	  When	  adopting	  its	  
current	  general	  plan,	  the	  Town	  certified	  an	  EIR	  for	  that	  plan	  that	  addressed	  the	  cumulative	  
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impacts	  of	  projected	  buildout	  of	  the	  Town	  and	  its	  Planning	  Area.	  	  That	  EIR	  identified	  several	  
significant	  cumulative	  impacts	  from	  this	  projected	  buildout.	  	  These	  cumulative	  impacts	  and	  
whether	  the	  project	  would	  make	  a	  cumulatively	  considerable	  contribution	  to	  said	  impacts	  are	  
listed	  below.	  
	  
A	  contribution	  to	  significant	  congestion	  on	  U.S.	  Highway	  101.	  	  Project	  generated	  traffic	  would	  
be	  expected	  to	  occur	  within	  the	  Town	  Planning	  Area	  with	  no	  to	  very	  few	  trips	  originating	  
outside	  the	  Town.	  	  The	  project	  would	  not	  make	  a	  contribution	  to	  this	  cumulative	  impact.	  
	  
Loss	  of	  wildlife	  habitat	  and	  movement	  opportunities.	  	  As	  described	  in	  Section	  4.7	  of	  this	  EIR,	  the	  
project	  would	  not	  remove	  wildlife	  habitat	  and	  not	  create	  any	  new	  impediments	  to	  wildlife	  
movement	  across	  the	  site.	  
	  
Unavailability	  of	  water	  during	  peak	  load	  water	  supply	  and	  inadequate	  water	  supply.	  	  MMWD	  
has	  stated	  that	  it	  can	  serve	  the	  proposed	  project	  and	  has	  supplies	  to	  do	  so.	  	  Since	  the	  General	  
Plan	  EIR	  was	  written,	  MMWD	  has	  implemented	  water	  conservation	  programs	  that	  have	  
reduced	  the	  water	  supply	  shortage	  (at	  the	  time	  the	  General	  Plan	  EIR	  was	  prepared,	  MMWD	  did	  
not	  have	  sufficient	  proven	  supplies	  to	  serve	  customers	  during	  drought	  situations).	  	  MMWD’s	  
Water	  Resources	  Plan	  2040	  (WRP)	  concludes	  that	  MMWD	  has	  adequate	  waster	  sources	  to	  
meet	  projected	  2040	  demand	  except	  for	  a	  portion	  of	  the	  fifth	  and	  sixth	  years	  of	  a	  Six	  Year	  
Severe	  Drought	  scenario.	  	  The	  WRP	  concludes	  that	  additional	  resources	  are	  not	  needed	  at	  this	  
time.	  	  Accordingly,	  the	  small	  amount	  of	  additional	  water	  demand	  from	  the	  project	  would	  not	  
result	  in	  a	  cumulative	  impact	  on	  MMWD’s	  water	  supply.	  
	  
Inadequate	  school	  capacity.	  	  The	  project	  would	  not	  generate	  additional	  students,	  so	  it	  would	  
not	  contribute	  to	  this	  cumulative	  impact.	  
	  
Need	  for	  additional	  park	  and	  recreational	  facilities.	  	  The	  project	  would	  not	  generate	  additional	  
population	  growth	  nor	  a	  need	  for	  additional	  park	  and	  recreational	  facilities.	  	  In	  addition,	  the	  
project	  is	  expanding	  the	  recreational	  facilities	  available	  to	  Town	  Planning	  Area	  residents.	  
	  
Inadequate	  wastewater	  capacity	  along	  Paradise	  Drive.	  	  The	  project	  is	  not	  located	  on	  Paradise	  
Drive	  and	  would	  have	  no	  effect	  as	  regards	  wastewater	  collection	  and	  treatment	  for	  that	  area.	  
	  
Loss	  of	  scenic	  vistas	  and	  scenic	  resources.	  	  As	  described	  in	  Section	  4.1	  of	  this	  EIR,	  given	  its	  small	  
size	  on	  an	  already	  developed	  site,	  the	  project	  would	  have	  no	  effect	  on	  scenic	  resources	  and	  a	  
less-‐than-‐significant	  impact	  on	  scenic	  vistas.	  Accordingly,	  the	  project	  would	  make	  a	  less-‐than-‐
cumulatively	  considerable	  contribution	  or	  loss	  of	  open	  space	  views	  or	  significant	  changes	  to	  
public	  or	  private	  views	  of	  scenic	  resources	  or	  important	  scenic	  vistas	  in	  the	  Town.	  	  
	  
Loss	  of	  significant	  ridgelines.	  	  The	  project	  is	  not	  located	  on	  or	  new	  a	  significant	  ridgeline,	  so	  
there	  would	  be	  no	  contribution	  to	  this	  cumulative	  impact.	  
	  
Adverse	  effects	  on	  the	  visual	  character	  of	  the	  Town.	  As	  discussed	  above,	  the	  project	  would	  not	  
make	  a	  significant	  contribution	  to	  cumulative	  impacts	  on	  scenic	  vistas	  or	  scenic	  resources.	  	  
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However	  it	  would	  add	  some	  additional	  lighting	  of	  the	  site	  up	  to	  7:30	  p.m.	  during	  the	  months	  
when	  natural	  lighting	  is	  not	  available	  that	  late.	  	  This	  lighting	  impact	  was	  identified	  as	  a	  
potentially	  significant	  impact	  for	  the	  project,	  and	  mitigation	  measures	  were	  identified	  for	  this	  
impact.	  	  With	  mitigation,	  it	  was	  concluded	  that	  the	  lighting	  impact	  of	  the	  project	  would	  be	  less-‐
than-‐significant.	  Given	  the	  site’s	  location,	  existing	  development	  and	  lighting	  on	  the	  site	  and	  in	  
the	  vicinity,	  it	  is	  concluded	  that	  the	  project	  would	  not	  make	  a	  cumulatively	  considerable	  
contribution	  to	  the	  cumulative	  impact	  on	  the	  Town’s	  visual	  character.	  	  In	  addition,	  the	  project	  
would	  be	  consistent	  with	  the	  General	  Plan	  Policy	  LU-‐16	  that	  outside	  lighting	  of	  projects	  shall	  
not	  have	  excessive	  light	  spillover	  nor	  glare.	  	  This	  policy	  was	  recommended	  by	  the	  General	  Plan	  
EIR	  to	  reduce	  the	  cumulative	  lighting	  impact	  to	  a	  less-‐than-‐significant	  level.	  
	  
Therefore,	  the	  proposed	  project	  would	  not	  make	  a	  cumulatively	  considerable	  contribution	  to	  
any	  significant	  adverse	  cumulative	  land	  use	  impacts	  when	  considered	  together	  with	  past,	  
present,	  pending	  and	  reasonably	  foreseeable	  future	  development.	  
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4.11	   OTHER	  RESOURCES	   	  
	  
This	  section	  summarizes	  the	  potential	  impacts	  regarding	  agricultural	  and	  forestry	  resources;	  
geology	  and	  soils;	  hazards	  and	  hazardous	  materials;	  mineral	  resources;	  population	  and	  housing;	  
public	  services;	  and	  utilities	  and	  service	  systems.	  	  Given	  the	  Initial	  Study	  analysis	  of	  these	  
resource	  areas,	  further	  analyses	  of	  impacts	  on	  these	  resources	  is	  not	  warranted	  (refer	  to	  the	  
appended	  Initial	  Study).	  	  	  
	  
Agricultural	  and	  Forestry	  Resources	  
	  
Agricultural	  Use	  
	  
The	  areas	  to	  be	  disturbed	  to	  construct	  and	  operate	  the	  project	  would	  not	  occur	  on	  lands	  with	  
agricultural	  uses.	  	  There	  would	  be	  no	  impact	  to	  agricultural	  resources,	  operations,	  or	  
Williamson	  Act	  contracts.	  	  	  
	  
Farmlands	  
	  
The	  project	  site	  is	  not	  mapped	  by	  the	  State	  as	  having	  Prime	  Farmland,	  Unique	  Farmland,	  or	  
Farmland	  of	  Statewide	  Importance	  (Farmland).	  	  	  
	  
Forest	  Lands	  
	  
The	  project	  site	  not	  zoned	  forest	  land,	  timberland,	  or	  timberland	  zoned	  Timberland	  Production.	  	  
The	  project	  would	  not	  result	  in	  the	  loss	  of	  forest	  land,	  Timberland,	  or	  Timberland	  Production.	  	  
	  
Geology	  and	  Soils	  
	  
Seismic	  Hazard	  
	  
The	  site	  is	  flat	  and	  was	  previously	  graded.	  	  Accordingly,	  there	  is	  no	  risk	  of	  rupture	  during	  an	  
earthquake	  or	  landslides.	  	  The	  additional	  structures	  would	  be	  at	  risk	  of	  failure	  during	  a	  seismic	  
event	  from	  ground	  shaking	  and/or	  liquefaction,	  	  See	  Mitigation	  Measure	  4.11-‐1	  below	  that	  
addresses	  this	  standard	  impact.	  
	  
Soil	  Erosion	  
	  
The	  project	  will	  require	  minimal	  grading.	  	  Any	  soil	  erosion	  impact	  would	  be	  mitigated	  by	  the	  
previously	  described	  Mitigation	  Measure	  4.9-‐B.1.	  
	  
Soil	  Building	  Constraints	  
	  
The	  site	  may	  contain	  unstable	  and	  soils	  that	  could	  result	  in	  building	  failure.	  	  A	  geologic	  report	  of	  
the	  project	  site	  was	  prepared	  for	  the	  original	  tennis	  court	  construction.	  	  That	  report	  provided	  
standard	  geologic	  and	  soil	  mitigations	  to	  address	  impacts	  regarding	  seismic	  hazard	  and	  soil	  
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constraints.	  	  The	  following	  mitigation	  was	  recommended	  in	  the	  Initial	  Study	  to	  address	  these	  
geologic	  and	  soil	  impacts.	  	  This	  mitigation	  would	  reduce	  geologic	  and	  soil	  impacts	  to	  a	  less-‐
than-‐significant	  level.	  
	  
4.11-‐1	   The	  project	  shall	  be	  constructed	  to	  withstand	  the	  maximum	  probable	  earthquake	  

and	  to	  withstand	  other	  geologic	  and	  soil	  constraints	  or	  hazards	  on	  the	  site.	  All	  new	  
development	  shall	  be	  constructed	  consistent	  with	  the	  seismic	  design	  requirements	  
of	  the	  2013	  California	  Building	  Code	  (as	  referenced	  in	  the	  Town’s	  Municipal	  Code)	  
or	  any	  successor	  code	  in	  effect	  at	  the	  time	  of	  building	  permit	  issuance.	  The	  2001	  
Kleinfelder,	  Inc.	  geotechnical	  report	  shall	  be	  revised	  to	  identify	  any	  geologic	  design	  
requirements	  that	  comply	  with	  the	  current	  Building	  Code	  seismic	  and	  soil	  
treatment	  requirements	  for	  the	  improvements	  proposed	  north	  of	  the	  existing	  
tennis	  courts.	  The	  project	  shall	  be	  constructed	  consistent	  with	  all	  
recommendations	  for	  site	  grading,	  seismic	  design	  for	  structures,	  foundation	  design,	  
and	  site	  drainage	  contained	  in	  that	  revised	  report.	  

	  
Hazards	  and	  Hazardous	  Materials	  
	  
Hazardous	  Materials	  Impacts	  
	  
The	  project	  would	  not	  involve	  the	  use	  of	  regulatory	  amounts	  of	  hazardous	  substances	  to	  
construct	  or	  operate.	  There	  would	  be	  no	  impact	  regarding	  spills,	  nor	  any	  emissions	  near	  schools	  
or	  other	  sensitive	  receptors.	  	  The	  project	  site	  is	  not	  a	  listed	  hazardous	  materials	  site.	  
	  
Airport	  Safety	  
	  
The	  project	  site	  is	  not	  near	  a	  public	  or	  private	  airport.	  	  There	  would	  be	  a	  less-‐than-‐significant	  
impact	  on	  airport	  operations	  and	  a	  less-‐than-‐significant	  safety	  impact	  from	  airplanes	  injuring	  
people	  on	  the	  site.	  
	  
Wildland	  Fires	  
	  
The	  project	  site	  is	  not	  mapped	  in	  the	  Tiburon	  General	  Plan	  as	  an	  area	  susceptible	  to	  wildfire.	  	  
There	  would	  be	  no	  impact	  per	  this	  criterion.	  
	  
Mineral	  Resources	  
	  
There	  are	  no	  identified	  mineral	  resources	  within	  the	  project	  area.	  The	  project	  would	  not	  
directly	  or	  indirectly	  affect	  any	  known	  mineral	  resources	  nor	  mineral	  resource	  recovery	  sites.	  
	  
Population	  and	  Housing	  
	  
The	  project	  is	  on	  the	  grounds	  of	  a	  private	  recreational	  club.	  	  No	  dwelling	  would	  be	  removed	  nor	  
would	  any	  people	  be	  displaced.	  	  The	  project	  does	  not	  include	  the	  construction	  of	  new	  housing	  
nor	  employment	  centers.	  	  Therefore,	  the	  project	  would	  not	  increase	  the	  Town	  population.	  	  
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Public	  Services	  
	  
The	  Initial	  Study	  describes	  how	  the	  project	  would	  not	  increase	  the	  Town	  population	  and,	  
therefore,	  have	  no	  impact	  on	  schools	  or	  parks.	  	  Both	  the	  Tiburon	  Police	  Department	  and	  the	  
Tiburon	  Fire	  Protection	  District	  have	  stated	  the	  project	  would	  not	  substantially	  affect	  their	  
abilities	  to	  provide	  service.	  
	  
Recreation	  
	  
The	  project	  would	  not	  increase	  the	  Town	  population	  and,	  correspondingly,	  would	  not	  increase	  
the	  demand	  for	  or	  use	  of	  Town	  recreational	  facilities.	  
	  
Utilities	  and	  Service	  Systems	  
	  
Wastewater	  
	  
Sanitary	  District	  No.	  5	  has	  sufficient	  collection,	  treatment,	  and	  disposal	  capacity	  to	  serve	  the	  
project,	  and	  the	  project	  would	  have	  no	  impact	  on	  that	  service	  provider.	  
	  
Water	  
	  
The	  Marin	  Municipal	  Water	  District	  has	  sufficient	  resources	  and	  distribution	  facilities	  to	  serve	  
the	  project,	  and	  the	  project	  would	  have	  no	  impact	  on	  that	  service	  provider.	  
	  
Solid	  Waste	  
	  
Redwood	  Landfill	  has	  adequate	  capacity	  to	  serve	  the	  project,	  and	  the	  project	  would	  have	  no	  
impact	  on	  that	  service.	  
	  
Cumulative	  Impacts	  
	  
The	  Initial	  Study	  concluded	  that	  the	  project	  would	  not	  result	  in	  a	  cumulative	  impact	  or	  make	  a	  
cumulatively	  considerable	  contribution	  to	  any	  cumulative	  impact	  to	  resources	  listed	  in	  this	  
section	  of	  the	  EIR.	  
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5.0	   OTHER	  REQUIRED	  CEQA	  TOPICS	  CHAPTER	  
	  
Consistent	  with	  CEQA	  Guidelines	  Section	  15126.2,	  this	  section	  summarizes	  the	  findings	  with	  
respect	  to	  the	  project’s	  growth-‐inducing	  effects,	  cumulative	  impacts	  (when	  considered	  with	  
other	  projects),	  significant	  unavoidable	  environmental	  impacts,	  significant	  irreversible	  
environmental	  changes,	  and	  project	  alternatives.	  
	  
5.1	   GROWTH-‐INDUCING	  IMPACTS	  
	  
CEQA	  mandates	  that	  an	  EIR	  assess	  potential	  growth-‐inducing	  impacts	  of	  a	  project.	  	  The	  CEQA	  
Guidelines	  describe	  the	  required	  assessment	  in	  the	  following	  way:	  
	  
Discuss	  the	  ways	  in	  which	  the	  proposed	  project	  could	  foster	  economic	  or	  population	  growth,	  or	  
the	  construction	  of	  additional	  housing,	  either	  directly	  or	  indirectly,	  in	  the	  surrounding	  
environment.	  	  Included	  in	  this	  are	  projects	  which	  would	  remove	  obstacles	  to	  growth	  (a	  major	  
expansion	  of	  a	  waste	  water	  treatment	  plant	  might,	  for	  example,	  allow	  for	  more	  construction	  in	  
service	  areas).	  	  Increases	  in	  the	  population	  may	  tax	  existing	  community	  service	  facilities,	  
requiring	  construction	  of	  new	  facilities	  that	  could	  cause	  significant	  environmental	  effects.	  Also	  
discuss	  the	  characteristic	  of	  some	  projects	  which	  may	  encourage	  and	  facilitate	  other	  activities	  
that	  could	  significantly	  affect	  the	  environment,	  either	  individually	  or	  cumulatively.	  	  It	  must	  not	  
be	  assumed	  that	  growth	  in	  any	  area	  is	  necessarily	  beneficial,	  detrimental,	  or	  of	  little	  significance	  
to	  the	  environment	  (CEQA	  Guidelines,	  Section	  15126.2(d)).	  
	  
Growth-‐inducing	  impacts	  typically	  arise	  when	  a	  project	  would	  provide	  new	  infrastructure	  or	  
public	  services	  that	  could	  then	  be	  used	  to	  serve	  other	  future	  projects.	  The	  proposed	  project	  
includes	  relatively	  modest	  changes	  to	  existing	  recreational	  facilities.	  It	  does	  not	  add	  new	  
infrastructure,	  roads,	  or	  public	  services.	  	  It	  is	  not	  expected	  that	  the	  project	  would	  induce	  any	  
new	  development	  not	  already	  projected	  by	  the	  Town	  in	  the	  General	  Plan	  EIR.	  	  Therefore,	  the	  
project	  would	  be	  expected	  to	  have	  no	  or	  less-‐than-‐significant	  growth-‐inducing	  impacts.	  
	  
	  
5.2	   CUMULATIVE	  IMPACTS	  
	  
1.	   Introduction	  
	  
Development	  of	  the	  proposed	  project,	  if	  approved,	  would	  occur	  while	  other	  development	  is	  
also	  occurring	  in	  the	  vicinity.	  	  Together,	  these	  developments	  could	  cause	  changes	  in	  
environmental	  conditions.	  	  Therefore,	  this	  EIR	  assesses	  the	  impacts	  of	  the	  project,	  as	  well	  as	  
the	  project	  plus	  anticipated	  future	  projects	  in	  the	  area.	  	  The	  latter	  are	  assessed	  as	  "cumulative	  
impacts."	  	  	  
	  
CEQA	  defines	  cumulative	  impacts	  as	  two	  or	  more	  individual	  impacts	  which,	  when	  considered	  
together,	  are	  substantial	  or	  which	  compound	  or	  increase	  other	  environmental	  impacts.	  The	  
cumulative	  analysis	  is	  intended	  to	  describe	  the	  “incremental	  impact	  of	  the	  project	  when	  added	  
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to	  other,	  closely	  related	  past,	  present,	  or	  reasonably	  foreseeable	  future	  projects”	  that	  can	  
result	  from	  “individually	  minor	  but	  collectively	  significant	  projects	  taking	  place	  over	  a	  period	  of	  
time”	  (CEQA	  Guidelines	  Section	  15355).	  The	  analysis	  of	  cumulative	  impacts	  is	  a	  two	  phase	  
process	  that	  first	  involves	  the	  determination	  of	  whether	  the	  project,	  together	  with	  existing	  and	  
reasonably	  foreseeable	  projects,	  would	  result	  in	  a	  significant	  impact.	  If	  there	  would	  be	  a	  
significant	  cumulative	  impact	  of	  all	  such	  projects,	  the	  EIR	  must	  determine	  whether	  the	  project’s	  
incremental	  contribution	  to	  the	  effect	  is	  cumulatively	  considerable,	  in	  which	  case,	  the	  project	  
itself	  is	  deemed	  to	  have	  a	  significant	  cumulative	  effect	  (CEQA	  Guidelines	  Section	  15130).	  	  As	  
defined	  in	  Section	  15355	  of	  the	  CEQA	  Guidelines,	  an	  EIR	  should	  not	  discuss	  impacts	  that	  do	  not	  
result	  in	  part	  from	  the	  project	  evaluated	  in	  the	  EIR.	  As	  such,	  the	  discussion	  in	  this	  section	  
focuses	  specifically	  on	  those	  impacts	  of	  the	  project	  that	  would	  result	  in	  cumulative	  effects,	  and	  
does	  not	  consider	  cumulative	  impacts	  to	  which	  the	  project	  would	  not	  contribute.	  
	  
Consistent	  with	  CEQA	  Guidelines	  Section	  15130(a),	  the	  discussion	  of	  cumulative	  impacts	  in	  this	  
EIR	  focuses	  on	  significant	  or	  potentially	  significant	  cumulative	  impacts.	  CEQA	  Guidelines	  Section	  
15130(b)	  provides	  as	  follows:	  	  “The	  discussion	  of	  cumulative	  impacts	  shall	  reflect	  the	  severity	  of	  
the	  impacts	  and	  their	  likelihood	  of	  occurrence,	  but	  the	  discussion	  need	  not	  provide	  as	  great	  
detail	  as	  is	  provided	  for	  the	  effects	  attributable	  to	  the	  project	  alone.	  The	  discussion	  should	  be	  
guided	  by	  the	  standards	  of	  practicality	  and	  reasonableness,	  and	  should	  focus	  on	  the	  cumulative	  
impact	  to	  which	  the	  identified	  other	  projects	  contribute	  rather	  than	  the	  attributes	  of	  other	  
projects	  that	  do	  not	  contribute	  to	  the	  cumulative	  impact.”	  
	  
The	  CEQA	  Guidelines	  identify	  two	  basic	  methods	  for	  establishing	  the	  cumulative	  environment	  in	  
which	  the	  project	  is	  to	  be	  considered:	  the	  use	  of	  a	  list	  of	  past,	  present,	  and	  reasonably	  
anticipated	  future	  projects,	  or	  the	  use	  of	  adopted	  projections	  from	  a	  general	  plan	  or	  other	  
regional	  planning	  document.	  The	  Town	  of	  Tiburon	  uses	  the	  latter	  approach.	  	  The	  Town	  
identified	  projected	  buildout	  of	  the	  Town	  and	  its	  Planning	  Area	  when	  adopting	  its	  Tiburon	  2020	  
General	  Plan.	  	  The	  General	  Plan	  projected	  that	  at	  buildout,	  the	  Town	  could	  add	  as	  many	  as	  220	  
housing	  units,	  or	  485	  people,	  and	  56,000	  square	  feet	  of	  commercial	  space.	  The	  total	  Planning	  
Area	  at	  buildout	  could	  add	  395	  housing	  units	  or	  880	  people	  and	  60,500	  square	  feet	  of	  
commercial	  space.	  	  The	  Town	  considers	  these	  buildout	  projections	  accurate	  for	  current	  
planning	  purposes.	  
	  	  
A	  two-‐step	  approach	  was	  used	  to	  analyze	  cumulative	  impacts.	  The	  first	  step	  was	  to	  determine	  
whether	  the	  combined	  effects	  from	  the	  proposed	  project	  (to	  the	  degree	  that	  it	  was	  not	  
included	  in	  the	  buildout	  projections	  and	  planning	  area	  buildout)	  would	  be	  cumulatively	  
significant.	  Where	  the	  combined	  effect	  of	  the	  projects	  was	  determined	  to	  result	  in	  a	  significant	  
cumulative	  impact,	  the	  second	  step	  was	  to	  evaluate	  whether	  the	  proposed	  project’s	  
incremental	  contribution	  to	  the	  combined	  significant	  cumulative	  impact	  would	  be	  cumulatively	  
considerable	  as	  required	  in	  Section	  15064(h)(1)	  of	  the	  CEQA	  Guidelines.	  	  
	  
2.	   Geographic	  Scope	  
	  
The	  potential	  for	  project-‐generated	  impacts	  to	  contribute	  to	  a	  significant	  cumulative	  impact	  
would	  arise	  if	  they	  are	  located	  within	  the	  same	  geographic	  area.	  The	  geographic	  area	  varies	  
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depending	  on	  the	  resource	  being	  assessed.	  Table	  5.2-‐1	  describes	  the	  geographic	  range	  where	  
other	  projects’	  impacts	  can	  be	  expected	  to	  combine	  with	  project	  impacts	  to	  have	  a	  potentially	  
significant	  cumulative	  impact.	  
	  

Table	  5.2-‐1	  
Geographic	  Range	  Used	  for	  Identifying	  Possible	  Cumulative	  Impacts	  

	  
Resource	   Geographic	  Range	  
Geology/Soils	   Project	  site	  and	  immediate	  environs	  
Hydrology/Water	  Quality	   Lagoon	  Vista	  storm	  drain	  watershed	  and	  Belvedere	  Lagoon	  

watershed	  
Biological	  Resources	   Railroad	  Marsh	  
Cultural	  Resources	   Project	  site	  
Traffic	   Tiburon	  Boulevard	  and	  subsidiary	  roadways	  
Air	  Quality	   Tiburon	  Planning	  Area	  
Greenhouse	  Gas	   State	  of	  California	  
Energy	   State	  of	  California	  
Noise	   Valley	  that	  includes	  the	  project	  site	  
Visual	  Resources	   Valley	  that	  includes	  the	  project	  site	  
Public	  Services/Utilities	   Tiburon	  Planning	  Area	  
Land	  Use	   Tiburon	  Planning	  Area	  
	  
3.	   Cumulative	  Impacts	  
	  
The	  identification	  of	  potentially	  significant	  cumulative	  impacts	  is	  included	  in	  the	  impact	  
discussion	  of	  each	  resource	  section	  in	  Chapter	  4	  of	  this	  EIR.	  Those	  analyses	  concluded	  that	  the	  
project	  would	  make	  no	  or	  a	  less	  than	  cumulatively	  considerable	  contribution	  to	  all	  cumulative	  
impacts.	  
	  
5.3	   Significant	  Unavoidable	  Impacts	  
	  
In	  accordance	  with	  CEQA	  Section	  21083,	  and	  with	  CEQA	  Guidelines	  Sections	  15064	  and	  15065,	  
an	  EIR	  must	  identify	  impacts	  that	  could	  not	  be	  eliminated	  or	  reduced	  to	  an	  insignificant	  level	  by	  
mitigation	  measures	  included	  as	  part	  of	  the	  implementation	  of	  the	  proposed	  project,	  or	  by	  
other	  mitigation	  measures	  that	  could	  be	  implemented,	  as	  described	  in	  Chapter	  4.	  As	  described	  
in	  each	  section	  in	  Chapter	  4,	  all	  impacts	  of	  the	  project	  can	  be	  reduced	  to	  a	  less-‐than-‐significant	  
level.	  	  Accordingly,	  there	  are	  no	  remaining	  significant	  unavoidable	  impacts.	  	  	  
	  
5.4	   Significant	  Irreversible	  Environmental	  Effects	  
	  
CEQA	  Guidelines	  Section	  15126.2(c)	  specifies	  that	  the	  EIR	  shall	  discuss	  the	  significant	  
irreversible	  environmental	  changes	  associated	  with	  certain	  types	  of	  projects,	  including	  
adoption	  of	  a	  plan,	  ordinance	  or	  policy;	  adoption	  of	  a	  resolution	  by	  a	  local	  agency	  formation	  
commission;	  or	  a	  project	  subject	  both	  to	  CEQA	  and	  NEPA.	  	  The	  current	  project	  does	  not	  fit	  any	  
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of	  these	  requirements.	  	  Nevertheless,	  it	  is	  noted	  that	  construction	  of	  the	  project	  represents	  a	  
commitment	  of	  nonrenewable	  resources,	  such	  as	  concrete	  and	  other	  building	  materials	  and	  
fossil	  fuels	  used	  during	  construction.	  
	  
5.5	  	   PROJECT	  ALTERNATIVES 
	  
1.	   Introduction	  
	  
CEQA	  requires	  that	  the	  EIR	  assess	  alternatives	  to	  the	  project	  if	  the	  project	  would	  have	  
potentially	  significant	  environmental	  impacts,	  even	  if	  these	  impacts	  can	  be	  mitigated	  to	  a	  level	  
that	  would	  be	  less-‐than-‐significant.	  	  As	  noted	  in	  Chapter	  4.0	  of	  this	  EIR,	  the	  project	  would	  have	  
a	  number	  of	  potentially	  significant	  impacts.	  	  This	  EIR	  therefore	  assesses	  alternatives	  to	  the	  
project.	  	  	  
	  
The	  CEQA	  Guidelines	  offer	  a	  number	  of	  requirements	  and	  recommendations	  regarding	  the	  
alternatives	  analysis.	  	  The	  more	  pertinent	  issues	  are	  summarized	  as	  follows:	  
	  

• Alternatives	  must	  be	  ones	  that	  could	  feasibly	  attain	  most	  of	  the	  basic	  objectives	  of	  the	  
proposed	  project	  and	  could	  avoid	  or	  substantially	  lessen	  one	  or	  more	  of	  the	  significant	  
effects	  of	  the	  project.	  	  While	  alternatives	  can	  impede	  the	  attainment	  of	  the	  objectives,	  
they	  should	  not	  substantially	  impede	  those	  objectives.	  	  Alternatives	  that	  fundamentally	  
change	  the	  nature	  of	  the	  project	  do	  not	  meet	  the	  basic	  objectives	  of	  the	  project.	  

	  
• The	  alternatives	  must	  be	  potentially	  feasible.	  	  Feasibility	  takes	  into	  account	  factors	  such	  

as	  site	  suitability,	  economic	  viability,	  availability	  of	  infrastructure,	  consistency	  with	  the	  
Tiburon	  General	  Plan,	  other	  plans	  and	  regulatory	  limitations,	  jurisdictional	  boundaries,	  
and	  ability	  to	  acquire,	  control,	  or	  gain	  access	  to	  alternative	  sites.	  

	  
• The	  analysis	  of	  each	  alternative	  must	  determine	  whether	  the	  alternative	  reduces	  the	  

significant	  impacts	  identified	  for	  the	  project.	  	  If	  the	  alternative	  would	  generate	  
additional	  significant	  impacts,	  those	  must	  also	  be	  identified	  and	  discussed.	  

	  
• One	  of	  the	  alternatives	  to	  be	  assessed	  must	  be	  the	  “no	  project”	  alternative	  (see	  

discussion	  below	  under	  that	  heading).	  
	  

• The	  EIR	  must	  assess	  the	  identified	  alternatives	  and	  determine	  which	  among	  them	  is	  
environmentally	  superior.	  	  If	  the	  no	  project	  alternative	  is	  identified	  as	  the	  
environmentally	  superior	  option,	  then	  one	  of	  the	  other	  remaining	  alternatives	  must	  be	  
identified	  as	  environmentally	  superior.	  

	  
2.	   Alternatives	  Selected	  for	  Consideration	  
	  
Using	  the	  guidelines	  listed	  in	  Section	  1	  above,	  the	  Town	  has	  identified	  the	  following	  alternatives	  
to	  the	  project	  as	  proposed:	  
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1. No	  Project	  	  
2. Mitigated	  Project	  
3. Project	  Relocation	  

	  
The	  following	  describes	  the	  three	  alternatives,	  each	  followed	  by	  a	  discussion	  of	  its	  impacts	  and	  
how	  they	  differ	  from	  those	  of	  the	  proposed	  project.	  	  As	  permitted	  by	  CEQA,	  the	  significant	  
effects	  of	  the	  alternatives	  are	  discussed	  in	  less	  detail	  than	  are	  the	  effects	  of	  the	  project	  (CEQA	  
Guidelines,	  Section	  15126.6[d]).	  However,	  the	  analysis	  is	  conducted	  at	  a	  sufficient	  level	  of	  detail	  
to	  provide	  project	  decision-‐makers	  adequate	  information	  to	  fully	  evaluate	  the	  alternatives	  and	  
to	  approve	  any	  of	  the	  alternatives	  without	  further	  environmental	  review.	  
	  
The	  impacts	  for	  each	  alternative	  are	  compared	  to	  the	  impacts	  of	  the	  project,	  and	  a	  conclusion	  
is	  provided	  whether	  the	  impacts	  would	  be	  Lesser,	  Similar,	  or	  Greater	  as	  compared	  to	  the	  
project	  impacts.	  	  In	  the	  final	  subsection,	  these	  alternatives	  are	  compared	  to	  the	  project	  as	  
proposed	  and	  to	  one	  another	  to	  identify	  the	  environmentally	  superior	  alternative.	  
	  
3.	   Alternative	  1	  –	  No	  Project	  

a.	   Description	  
	  
This	  alternative	  would	  maintain	  the	  status	  quo	  on	  the	  project	  site.	  	  The	  proposed	  new	  
construction	  and	  lighting	  would	  not	  occur.	  	  The	  site	  would	  maintain	  its	  existing	  zoning	  that	  
would	  allow	  other	  possible	  future	  property	  improvements	  to	  the	  applicant’s	  recreational	  
facilities.	  

Under	  the	  No	  Project	  Alternative,	  none	  of	  the	  impacts	  reported	  in	  this	  EIR	  would	  occur.	  	  The	  
specific	  differences	  in	  impacts	  are	  summarized	  in	  the	  following	  subsection.	  
	  
b.	   Impacts	  
	  
Visual	  Resources.	  	  As	  no	  construction	  would	  occur,	  there	  would	  be	  no	  daytime	  or	  nighttime	  
changes	  to	  the	  viewshed.	  [Lesser]	  
	  
Traffic	  and	  Circulation.	  	  No	  new	  trips	  would	  be	  generated.	  There	  would	  be	  no	  increased	  
congestion	  at	  the	  Tiburon	  Boulevard	  /	  Mar	  West	  Street	  intersection	  nor	  on	  any	  roadways	  in	  
Tiburon.	  	  There	  would	  be	  no	  increase	  in	  Vehicle	  Miles	  Travelled	  (VMT).	  	  [Lesser]	  
	  	  
Noise.	  	  As	  no	  construction	  would	  occur,	  noise	  impacts	  from	  that	  construction	  would	  be	  
eliminated.	  [Lesser]	  
	  
Air	  Quality.	  	  There	  would	  be	  no	  emission	  of	  particulates	  or	  other	  criteria	  pollutants	  during	  
construction.	  	  There	  would	  be	  no	  emission	  of	  air	  pollutants	  from	  increased	  vehicle	  use.	  [Lesser]	  
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Global	  Climate	  Change.	  Because	  no	  construction	  would	  occur,	  there	  would	  be	  no	  emissions	  of	  
GHG	  from	  construction	  equipment.	  	  There	  also	  would	  be	  no	  emission	  of	  GHGs	  from	  increased	  
motor	  vehicle	  use.	  [Lesser]	  	  	  
	  
Energy	  Use.	  	  As	  no	  construction	  would	  occur,	  there	  would	  be	  no	  expenditure	  of	  energy	  to	  
construct	  improvements.	  	  Energy	  would	  not	  be	  used	  by	  vehicles	  accessing	  the	  project.	  	  [Lesser]	  
	  
Biological	  Resources.	  	  As	  there	  would	  be	  no	  construction	  activities,	  the	  potential	  impacts	  to	  
nesting	  birds	  and	  special-‐status	  would	  be	  eliminated.	  	  Potential	  water	  quality	  impacts	  to	  
special-‐status	  species	  inhabiting	  Railroad	  Marsh	  would	  be	  eliminated.	  [Lesser]	  
	  
Cultural	  Resources.	  	  As	  no	  construction	  would	  occur,	  the	  potential	  impact	  to	  currently	  unknown	  
but	  possible	  cultural	  resources,	  human	  remains,	  and	  paleontological	  resources	  would	  be	  
eliminated.	  [Lesser]	  
	  
Hydrology	  and	  Water	  Quality.	  	  No	  construction	  would	  occur,	  and	  no	  new	  impermeable	  surfaces	  
would	  be	  added.	  	  The	  potential	  impacts	  to	  flooding,	  storm	  drain	  adequacy,	  and	  water	  quality	  
would	  be	  eliminated.	  	  The	  existing	  drainage	  system	  on	  the	  project	  site	  would	  continue.	  [Lesser]	  
	  
Land	  Use	  and	  Plan	  Consistency.	  There	  would	  be	  no	  change	  to	  land	  use.	  	  The	  facility	  would	  
remain	  consistent	  with	  the	  Town’s	  General	  Plan.	  	  [Same]	  	  
	  
Other	  Resources.	  	  As	  no	  construction	  would	  occur,	  there	  would	  be	  no	  demand	  on	  water,	  
wastewater,	  solid	  waste	  facilities,	  and,	  like	  the	  proposed	  project,	  no	  substantial	  demand	  on	  
other	  service	  providers.	  	  As	  no	  construction	  would	  occur,	  there	  would	  be	  no	  risk	  of	  spills	  of	  
hazardous	  materials	  that	  would	  be	  used	  in	  building	  the	  project.	  No	  new	  grading	  or	  excavation	  
would	  occur	  under	  this	  alternative.	  	  The	  project’s	  impacts	  regarding	  seismic	  hazard,	  soil	  
constraints,	  and	  soil	  erosion	  would	  be	  eliminated.	  [Lesser]	  
	  
Ability	  of	  the	  Alternative	  to	  Meet	  Project	  Objectives.	  	  This	  alternative	  would	  not	  meet	  the	  
project	  objectives	  aimed	  at	  expanding	  the	  Junior	  Tennis	  Club	  and	  the	  availability	  of	  tennis	  
instruction	  and	  games	  for	  TPC	  members	  and	  members	  of	  the	  public.	  	  	  
	  
4.	   Alternative	  2	  –	  Mitigated	  Project	  

a.	   Description	  

This	  alternative	  would	  incorporate	  all	  of	  the	  mitigation	  measures	  recommended	  in	  this	  EIR	  as	  
well	  as	  three	  additional	  measures	  that	  are	  not	  specifically	  needed	  to	  reduce	  a	  project	  impact	  to	  
a	  less-‐than-‐significant	  level.	  	  	  
	  
The	  EIR-‐recommended	  mitigations	  include:	  
	  

1. Require	  the	  applicant	  to	  retrofit	  existing	  parking	  lot	  lights	  (Mitigation	  Measure	  4.1-‐C.1).	  
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2. Require	  the	  applicant	  to	  pay	  its	  fair	  share	  of	  any	  future	  improvements	  to	  the	  Tiburon	  
Boulevard	  /	  Mar	  West	  Street	  intersection	  (Mitigation	  Measure	  4.2-‐B.1).	  

	  
3. Require	  particulate	  emission	  controls	  during	  project	  construction	  (Mitigation	  Measure	  

4.4-‐A.1).	  
	  

4. Establish	  exclusion	  zones	  to	  protect	  special-‐status	  species	  (Mitigation	  Measure	  4.7-‐A.1	  
to	  4.7-‐A.3).	  

	  
5. Avoid	  construction	  near	  nesting	  birds	  (Mitigation	  Measure	  4.7-‐C.1).	  

	  
6. Retrofit	  parking	  lot	  lights	  to	  reduce	  light	  trespass	  into	  marsh	  area,	  thereby	  benefitting	  

wildlife	  (Mitigation	  Measure	  4.1-‐C.1).	  
	  

7. Protect	  currently	  unidentified	  cultural	  and	  paleontological	  resources	  (Mitigation	  
Measures	  4.8-‐A.1	  to	  4.8-‐A.4).	  

	  
8. Ensure	  that	  post-‐project	  runoff	  does	  not	  exceed	  pre-‐project	  levels	  (Mitigation	  Measure	  

4.9-‐A.1).	  
	  

9. Ensure	  that	  project	  bioswales	  are	  designated	  and	  operated	  to	  protect	  water	  quality	  
leaving	  the	  site	  (Mitigation	  Measure	  4.9-‐B.1).	  

	  
10. Construct	  the	  project	  to	  meet	  geotechnical	  requirements	  ensuring	  building	  integrity	  

given	  soil	  constraints	  and	  seismic	  risk	  (Mitigation	  Measure	  4.11-‐1).	  
	  
This	  alternative	  includes	  a	  reduction	  in	  the	  time	  when	  tennis	  court	  lighting	  would	  be	  allowed.	  	  
Tennis	  lessons	  are	  one	  hour	  in	  duration	  with	  players	  typically	  playing	  after	  the	  lesson	  ends.	  The	  
applicant	  states	  that	  a	  “turn”	  (i.e.,	  lesson	  plus	  time	  to	  end	  one	  lesson	  and	  start	  another)	  is	  
approximately	  1.5	  hours.	  	  This	  alternative	  would	  restrict	  night	  lighting	  to	  6:30	  p.m.	  with	  an	  
additional	  15	  minutes	  for	  cleaning	  up,	  which	  provide	  for	  two	  full	  “turns”	  (since	  lessons	  start	  at	  
3:30	  p.m.).	  
	  
This	  alternative	  also	  includes	  a	  requirement	  that	  TPC	  establish	  a	  formal	  ridesharing	  program	  for	  
all	  students	  attending	  the	  Junior	  Tennis	  Program.	  	  The	  program	  would	  be	  reviewed	  and	  
approved	  by	  the	  Town.	  	  This	  requirement	  would	  further	  reduce	  traffic	  impacts	  as	  well	  as	  the	  
emission	  of	  greenhouse	  gas	  from	  the	  increase	  in	  VMT	  generated	  by	  the	  project.	  	  	  
	  
This	  alternative	  also	  includes	  a	  restriction	  on	  any	  tournaments	  being	  held	  on	  the	  lit	  courts.	  	  This	  
would	  decrease	  noise	  impacts.	  
	  
b.	   Impacts	  
	  
Visual	  Resources.	  	  Implementing	  suggested	  Mitigation	  Measure	  4.1-‐A.1	  would	  further	  reduce	  
the	  project’s	  nighttime	  visual	  impact.	  	  Reducing	  the	  lighting	  time	  by	  one	  hour	  would	  further	  	  
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reduce	  the	  visual	  impact.	  [Lesser]	  
	  
Traffic	  and	  Circulation.	  	  Implementing	  Mitigation	  Measures	  4.2-‐B.1	  would	  reduce	  potential	  
project	  impacts	  to	  the	  Tiburon	  Boulevard	  /	  Mar	  West	  Street	  intersection	  to	  a	  less-‐than-‐
significant	  level.	  	  Implementing	  the	  additional	  recommended	  ridesharing	  program	  requirement	  
would	  further	  reduce	  impacts	  to	  that	  intersection	  as	  well	  as	  decrease	  the	  project-‐generated	  
VMT.	  [Lesser]	  
	  
Noise.	  	  Construction	  and	  operational	  noise	  would	  be	  the	  same	  as	  described	  for	  the	  project	  as	  
proposed.	  Eliminating	  the	  potential	  for	  tournaments	  during	  the	  time	  courts	  are	  lit	  would	  
reduce	  noise	  impacts.	  	  Reducing	  the	  time	  that	  the	  courts	  are	  lit	  would	  reduce	  noise	  from	  court	  
use.	  	  [Lesser]	  
	  
Air	  Quality.	  	  Implementing	  Mitigation	  Measure	  4.4-‐A.1	  would	  reduce	  any	  potential	  project	  
construction	  impacts	  to	  air	  quality	  to	  a	  less-‐than-‐significant	  level.	  	  The	  recommended	  
ridesharing	  program	  would	  reduce	  VMT	  and,	  correspondingly,	  the	  emission	  of	  air	  pollutants.	  
[Lesser]	  
	  
Global	  Climate	  Change.	  Implementing	  the	  recommended	  ridesharing	  program	  would	  reduce	  
the	  VMT	  and,	  correspondingly,	  emissions	  of	  GHG	  from	  motor	  vehicle	  use.	  [Lesser]	  	  	  
	  
Energy	  Use.	  	  Implementing	  the	  recommended	  ridesharing	  program	  would	  reduce	  the	  VMT	  and,	  
correspondingly,	  energy	  expenditure	  for	  motor	  vehicle	  use.	  	  [Lesser]	  
	  
Biological	  Resources.	  Implementing	  Mitigation	  Measures	  4.7-‐A.1	  to	  4.7-‐A.3	  and	  4.7-‐C.1	  would	  
reduce	  any	  potential	  project	  impacts	  to	  nesting	  birds	  and	  special-‐status	  to	  a	  less-‐than-‐
significant	  level.	  	  Potential	  water	  quality	  impacts	  to	  special-‐status	  species	  inhabiting	  Railroad	  
Marsh	  would	  be	  reduced	  to	  a	  less-‐than-‐significant	  level	  by	  implementing	  Mitigation	  Measures	  
4.9-‐B.1	  and	  4.11-‐1.	  	  Mitigation	  Measure	  4.1-‐C.1	  would	  reduce	  light	  trespass	  into	  the	  marsh	  
area.	  [Lesser]	  
	  
Cultural	  Resources.	  	  Implementing	  Mitigation	  Measures	  4.8-‐A.1	  to	  4.8-‐A.4	  would	  reduce	  any	  
potential	  project	  impacts	  to	  currently	  unknown	  but	  possible	  cultural	  resources,	  human	  
remains,	  and	  paleontological	  resources	  to	  a	  less-‐than-‐significant	  level.	  [Lesser]	  
	  
Hydrology	  and	  Water	  Quality.	  Implementing	  Mitigation	  Measures	  4.9-‐A.1	  and	  4.9-‐B.1	  would	  
reduce	  any	  potential	  project	  impacts	  to	  flooding,	  storm	  drain	  adequacy,	  and	  water	  quality	  to	  a	  
less-‐than-‐significant	  level.	  	  [Lesser]	  
	  
Land	  Use	  and	  Plan	  Consistency.	  The	  project	  would	  be	  consistent	  with	  the	  Town’s	  General	  Plan	  
under	  either	  the	  proposed	  project	  or	  this	  alternative.	  	  [Same]	  	  
	  
Other	  Resources.	  	  The	  alternative	  would	  have	  the	  same	  impacts	  on	  other	  secondary	  resources.	  	  
The	  one	  difference	  is	  that	  Mitigation	  Measure	  4.11-‐1	  would	  ensure	  that	  project	  improvements	  
would	  be	  designed	  to	  withstand	  site	  soil	  constraints	  or	  damage	  from	  seismic	  activity.	  [Lesser]	  
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Ability	  of	  the	  Alternative	  to	  Meet	  Project	  Objectives.	  	  This	  alternative	  would	  partially	  meet	  the	  
project	  objectives.	  	  The	  reduction	  in	  time	  when	  the	  courts	  could	  be	  lit	  would	  not	  fully	  meet	  the	  
project	  objectives	  
	  
5.	   Alternative	  Location	  

a.	   Description	  

CEQA	  requires	  an	  EIR	  to	  examine	  an	  alternative	  that	  would	  include	  construction	  of	  the	  project	  
at	  an	  alternative	  location.	  Large	  parcels	  in	  the	  Town	  designated	  for	  commercial	  or	  non-‐
residential	  uses	  are	  already	  developed.	  	  Town	  staff	  is	  unaware	  of	  any	  parcels	  where	  such	  a	  land	  
use	  as	  proposed	  could	  be	  allowed	  that	  is	  vacant	  as	  well	  as	  being	  available	  for	  sale.8	  	  Therefore,	  
this	  EIR	  finds	  that	  an	  alternative	  of	  purchasing	  another	  site	  and	  constructing	  the	  project	  as	  
proposed	  on	  that	  site	  to	  be	  infeasible.	  	  Instead,	  this	  alternative	  will	  assess	  constructing	  new	  
tennis	  courts	  and	  the	  other	  proposed	  improvements	  at	  an	  alternative	  site	  on	  the	  TPC	  property.	  	  
The	  alternative	  site	  would	  be	  located	  at	  the	  north	  end	  of	  the	  TPC	  parking	  lot.	  	  This	  alternative	  
would	  include	  the	  following	  features.	  
	  

1. Six	  new	  tennis	  courts	  would	  be	  constructed	  with	  lights	  as	  proposed	  for	  the	  project.	  	  	  
	  

2. A	  new	  entryway,	  bathrooms,	  and	  storage	  facilities	  similar	  to	  the	  proposed	  project	  
features	  would	  be	  included.	  

	  
3. The	  existing	  tennis	  courts	  would	  be	  removed	  and	  parking	  would	  be	  installed.	  

	  
4. The	  new	  courts	  would	  be	  located	  in	  the	  parking	  area	  currently	  lit	  by	  the	  four	  parking	  lot	  

light	  standards.	  	  These	  four	  light	  standards	  would	  be	  removed.	  
	  

5. New	  parking	  lot	  lighting	  would	  be	  shielded	  and	  oriented	  so	  there	  would	  be	  as	  little	  light	  
as	  feasible	  directed	  toward	  the	  marsh	  area.	  

	  
b.	   Impacts	  
	  
Visual	  Resources.	  	  The	  court	  lighting	  would	  still	  be	  visible	  from	  approximately	  the	  same	  vantage	  
points	  that	  have	  views	  of	  the	  proposed	  project	  lighting,	  though	  there	  would	  be	  less	  illumination	  
visible	  from	  the	  Point	  Tiburon	  Marsh	  Condominiums	  and,	  possibly	  from	  the	  single-‐family	  
residences	  on	  the	  east	  side	  of	  Mar	  West	  Street	  adjacent	  to	  the	  existing	  courts.	  Removing	  the	  
existing	  courts	  would	  reduce	  views	  of	  the	  courts	  from	  residences	  on	  the	  east	  side	  of	  Mar	  West	  
Street,	  but	  views	  of	  new	  courts	  would	  be	  visible	  to	  residences	  to	  the	  west.	  	  The	  impact	  on	  the	  
overall	  viewshed	  would	  be	  approximately	  the	  same	  as	  would	  occur	  with	  the	  project	  as	  
proposed.	  	  [Same]	  
	  
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
8	   Personal	   conversations	   with	   Dan	   Watrous,	   Town	   Planning	   Manager,	   and	   Scott	   Anderson,	   Town	  
Community	  Development	  Director;	  January	  16,	  2018.	  
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Traffic	  and	  Circulation.	  	  The	  project	  would	  generate	  the	  same	  number	  of	  new	  trips	  as	  the	  
proposed	  project.	  	  Requiring	  the	  applicant	  to	  pay	  the	  appropriate	  traffic	  mitigation	  fees	  would	  
reduce	  the	  impact	  to	  a	  less-‐than-‐significant	  level.	  	  [Same]	  
	  
Noise.	  	  The	  alternative	  would	  require	  substantially	  more	  construction	  than	  the	  proposed	  
project.	  	  Residents	  both	  to	  the	  west	  and	  east	  would	  experience	  construction-‐generated	  noise	  
from	  construction	  of	  the	  new	  courts	  and	  removal	  of	  the	  existing	  courts.	  	  Operational	  noise	  
levels	  would	  be	  the	  same	  as	  described	  for	  the	  project	  as	  proposed.	  The	  alternative	  would	  have	  
less	  noise	  impact	  on	  residences	  on	  the	  east	  side	  of	  Mar	  West	  Street	  near	  the	  existing	  courts	  as	  
well	  as	  possibly	  on	  the	  Point	  Tiburon	  Marsh	  Condominiums,	  though	  that	  noise	  was	  not	  found	  to	  
significantly	  impact	  these	  sensitive	  receptors.	  	  Residents	  to	  the	  west	  of	  Mar	  West	  Street	  would	  
be	  exposed	  to	  additional	  noise,	  though	  as	  is	  the	  case	  for	  the	  project	  as	  proposed,	  it	  is	  expected	  
that	  this	  noise	  would	  be	  less	  than	  significant.	  	  In	  both	  cases,	  the	  noise	  impacts	  would	  be	  less	  
than	  significant.	  [Same]	  
	  
Air	  Quality.	  	  The	  alternative	  would	  have	  more	  construction-‐generated	  emissions	  than	  the	  
proposed	  project.	  	  Implementing	  Mitigation	  Measure	  4.4-‐A.1	  would	  reduce	  any	  potential	  
project	  construction	  impacts	  to	  air	  quality	  to	  a	  less-‐than-‐significant	  level.	  	  Emissions	  from	  
operations	  would	  be	  the	  same	  as	  the	  proposed	  project,	  and	  that	  impact	  is	  less	  than	  significant	  
for	  both	  alternatives.	  [More]	  
	  
Global	  Climate	  Change.	  The	  alternative	  would	  result	  in	  more	  construction-‐related	  GHG	  
emissions	  than	  the	  proposed	  project.	  	  In	  both	  cases,	  the	  impact	  would	  be	  less	  than	  significant.	  
[More]	  	  	  
	  
Energy	  Use.	  	  The	  alternative	  would	  result	  in	  more	  construction-‐related	  energy	  use	  than	  the	  
proposed	  project.	  	  In	  both	  cases,	  the	  impact	  would	  be	  less	  than	  significant.	  [More]	  
	  
Biological	  Resources.	  The	  alternative	  site	  would	  be	  located	  farther	  from	  the	  marsh.	  	  There	  is	  a	  
gravel	  parking	  area	  between	  the	  wetland	  vegetation	  and	  the	  site.	  	  There	  would	  be	  no	  
construction-‐related	  impacts	  on	  special-‐status	  species	  potentially	  inhabiting	  the	  marsh	  and	  
adjacent	  vegetation.	  	  The	  relocation	  of	  court	  lights	  would	  reduce	  light	  trespass	  into	  the	  marsh.	  	  
There	  is	  a	  stand	  of	  trees	  across	  Mar	  West	  Street	  from	  the	  alternative	  site,	  so	  there	  could	  be	  a	  
possible	  impact	  to	  nesting	  birds,	  but	  the	  impact	  would	  be	  expected	  to	  be	  less	  than	  the	  possible	  
nest	  disturbance	  at	  the	  proposed	  site	  near	  the	  marsh.	  	  The	  same	  mitigation	  measure	  to	  protect	  
nesting	  birds	  would	  be	  required	  for	  this	  alternative.	  	  Water	  quality	  impacts	  on	  the	  marsh	  
wildlife	  would	  be	  the	  same	  as	  for	  the	  proposed	  project.	  	  [Lesser]	  
	  
Cultural	  Resources.	  The	  alternative	  would	  have	  the	  same	  possibility	  of	  damaging	  unknown	  
cultural	  resources.	  Implementing	  Mitigation	  Measures	  4.8-‐A.1	  to	  4.8-‐A.4	  for	  this	  alternative	  
would	  reduce	  any	  potential	  project	  impacts	  to	  currently	  unknown	  but	  possible	  cultural	  
resources,	  human	  remains,	  and	  paleontological	  resources	  to	  a	  less-‐than-‐significant	  level.	  
[Same]	  
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Hydrology	  and	  Water	  Quality.	  The	  alternative	  would	  have	  similar	  impacts	  as	  the	  proposed	  
project	  regarding	  additional	  runoff	  and	  potential	  impacts	  to	  storm	  drains	  and	  flooding.	  	  
However,	  the	  project	  would	  require	  substantially	  more	  grading	  with	  a	  consequent	  risk	  of	  soil	  
erosion.	  Implementing	  Mitigation	  Measure	  4.9-‐A.1	  would	  reduce	  this	  impact	  to	  a	  less-‐than-‐
significant	  level.	  	  Impacts	  to	  water	  quality	  also	  would	  be	  similar.	  	  It	  is	  recommended	  that	  for	  
this	  alternative,	  Mitigation	  Measure	  4.9-‐B.1	  be	  revised	  to	  require	  a	  bioswale	  system	  that	  would	  
capture	  and	  treat	  not	  only	  tennis	  court-‐related	  runoff	  but	  runoff	  for	  the	  area	  where	  the	  existing	  
tennis	  courts	  are	  located	  and	  possibly	  other	  portions	  of	  the	  parking	  area.	  This	  would	  reduce	  
potential	  impacts	  to	  water	  quality.	  [Lesser]	  
	  
Land	  Use	  and	  Plan	  Consistency.	  The	  project	  would	  be	  consistent	  with	  the	  Town’s	  General	  Plan	  
under	  either	  the	  proposed	  project	  or	  this	  alternative.	  	  [Same]	  	  
	  
Other	  Resources.	  	  The	  alternative	  would	  have	  the	  same	  impacts	  on	  other	  secondary	  resources.	  	  
The	  one	  mitigation	  required	  under	  this	  section	  would	  also	  be	  required	  for	  this	  alternative.	  	  
[Same]	  
	  
Ability	  of	  the	  Alternative	  to	  Meet	  Project	  Objectives.	  	  This	  alternative	  would	  meet	  the	  project	  
objectives	  of	  expanding	  the	  Junior	  Tennis	  Program.	  	  However,	  it	  would	  not	  meet	  the	  applicant’s	  
likely,	  though	  unstated,	  objective	  to	  maximize	  use	  of	  existing	  facilities	  on	  the	  site.	  
	  
6.	   Environmentally	  Superior	  Alternative	  
	  
The	  CEQA	  Guidelines	  require	  the	  EIR	  to	  identify	  the	  environmentally	  superior	  alternative.	  	  
Alternative	  1	  (No	  Project)	  would	  eliminate	  all	  project	  impacts.	  	  As	  discussed	  earlier,	  if	  the	  no	  
project	  alternative	  is	  identified	  as	  the	  environmentally	  superior	  option,	  then	  one	  of	  the	  other	  
remaining	  alternatives	  must	  be	  identified	  as	  environmentally	  superior.	  	  	  
	  
Among	  the	  remaining	  alternatives,	  Alternative	  2	  (Mitigated	  Project	  Alternative)	  would	  have	  
reduced	  visual,	  traffic,	  noise,	  air	  quality,	  climate	  change,	  energy,	  biological	  resources,	  cultural	  
resources,	  hydrology,	  and	  geologic	  impacts.	  	  Otherwise,	  impacts	  would	  be	  similar	  to	  the	  
proposed	  project,	  though	  any	  additional	  potentially	  significant	  impacts	  can	  likely	  be	  mitigated	  
to	  a	  less-‐than-‐significant	  level.	  	  Alternative	  3	  (Alternative	  Location)	  would	  have	  reduced	  
biological	  and	  water	  quality	  impacts.	  	  It	  would	  have	  greater	  impacts	  as	  regards	  air	  quality,	  
climate	  change,	  and	  energy	  use.	  Other	  impacts	  would	  remain	  overall	  about	  the	  same	  as	  for	  the	  
proposed	  project	  except	  that	  different	  residents	  will	  be	  exposed	  to	  the	  noise	  and	  visual	  
impacts.	  	  Therefore,	  Alternative	  2	  would	  be	  the	  environmentally	  superior	  alternative	  after	  the	  
No	  Project	  alternative.	  
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