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PREPARING A RICHARDSON BAY SPECIAL AREA PLAN

Richardson Bay, part of the San Francisco Bay system, is situated in
southern Marin County. Five local governments have jurisdiction over the
water body and its shoreline: Marin County and the cities of Sausalito, Mill
Valley, Tiburon, and Belvedere, as does the San Francisco Bay Conservation and
Development Commission. Richardson Bay is experiencing an increased demand
for pleasure boat marina and houseboat marina use. In addition, numerous
vessels used as residences are anchoring out in the Bay. On the shoreline,
most of the remaining developable land has been proposed for development.
Recognizing the need for a unified set of planning policies and regulatory
éontrol by therlécél governments and the Bay Commission over Richardson Bay
and its shoréline, the agencies agreed that they should jointly prepare &
Richardson Bay Special Area Plan which would recommend such unified policies
and regulatory controls for adoption by each agency. This report, prepared by
the Bay Commission staff, is the first in a series of planning background
reports that will be used by the Richardson Bay Steering Committee, composed
of representatives of each of the local governments and the Bay Commission, in

preparing a recommended Richardson Bay Special Area Plan.
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INTRODUCTION

Richardson Bay is the visual center of southern Marin County and the
dominant and single most important natural resource. In no other area of San
Francisco Bay do so many people live either on or in such close proximity to
the water. Richardson Bay is a prime Bay Area recreation resource offering
. -activities ranging from sailing its protected waters and walking or bicyeling
its shoreline paths to dining in one of the many shoreline restaurants which
offer magnificient views of the open Bay waters, passing boats, and distant

wooded shoreline.

Five local governments have planning and regulatory control over the
waters of Richardson Bay‘and it shoreline: Marin County and the cities of
Sausalito, Mill Valiey,-Tiburon and Belvedere. State and federal agencies
also exercise various 1evels of planning and regulatory control over
Richardson Bay and its shoreline: San Franeisco Bay Conservation and
Development Commission, the Regional Water Quality Control Board, and the
U. S. Army Corps of Engineers. These agencies set the pattern for the types
of uses that occur or will be developed either in the water or on the
shoreline. Their plans, policies and regulations are the rules for both the

conservation and development of Richardson Bay and its shoreline.

This report examines the uses and character of Richardson Bay: uses of
the shoreline, uses of the water. Further, it examines the plans, policies,
and regulations of the local, state, and federal agencies with planning and

regulatory jurisdiction over Richardson Bay and its shoreline.



Chapter I describes the existing shoreline and water uses of Richardson
Bay. Chapter II describes and maps (see Appendices A and B) the plans,
policies, and regulations of the various local, state, and federal agencies.
The major projects either recently permitted or proposed for development are
identified in Chapter III. Finally, Chapter IV identifies Richardson Bay and
the tidelands and submerged lands which are publicly owned and those which are

subject to the public trust.




CHAPTER I. EXISTING SHORELINE AND WATER USE

Richardson Bay is a community of communities: four cities - Sausalito,
Mill Valley, Tiburon, and Belvedere; and Marin County. Each share
Jjurisdiction over a portion of its waters and shoreline. It is also a stable
- community, with a limited amount of land remaining to be developed. It is a
community that provides a number of shoreline public parks, restored tidal
marshes, and a wildlife santuary. But Richardson Bay is also a community
experiencing change as the few remaining undeveloped shoreline sites are
becoming developed, new recreation marinas are permitted, and increasing
numbers of houseboats and other live~aboard vessels congregrate along the

shoreline or anchor in the middle of Richardson Bay.

This chapter will describe the existing character of the shoreline and

water uses of the Richardson Bay community.

Shoreline Uses

1. Sausalito. Sausalito extends from Fort Baker, part of the Golden
Gate National Recreation Area, almost to the Richardson Bay Bridge. Sausalito
is the most varied of the Richardson Bay communities with an active commercial
and sport fishing fleet and industry and the largest number of pleasure boat
marinas in San Francisco Bay. Houseboat communities are also found in
Sausalito on the northern waterfront. Sausalito is both an established
settled community like its Richardson Bay neighboring cities, and a city

undergoing waterfront land use change.







commmercial center, like the Sausalito waterfront commercial area, is a major
tourist attraction. Public access to the waterfront in the downtown area is

provided by a public boardwalk over the Bay behind two of the restaurants.

4, Belvedere. Belvedere, also on the east side of Richardson Bay, is
situated at the southwestern tip of the Tiburon Peninsula adjacent to the Town
of Tiburon. This primarily residential community is almost completely
developed and little future development of its shoreline can be expected. The
existing shoreline use includes a delightfui public parkway along the edge of
Richardson Bay paralleling San Rafael Avenue, three view easements from
Westshore Road, and six open space and view easements of the San Francisco
skyline and Belvedere Cove from Beach Road. The remainder of the Belvedere
shoreline is devoted to large-lot, single-family residential use except for a
section of the Belvedere Cove shoreline where the San Francisco Yacht Club and

a few multiple~family residential structures are located along Beach Road.

5. Marin County. Marin County's Jjurisdiction is interspersed between

the cities around Richardson Bay. Between the Golden Gate Bridge and
Sausalito, is Fort Baker, part of the Golden Gate National Recreation Area.

This area is a major visual open space on Richardson Bay.

The next shoreline area of County jurisdiction is between Sausalito
.and Mill Valley. This area of Richardson Bay, is partially developed and is
undergoing land use change. Along this shoreline are located most of the
houseboat marinas and communities in Richardson Bay. The area also contains a
heliport and craft shops. Developments have recently been permitted or are

proposed for the remaining vacant land in this area. At Tamalpais Junetion a







structures left over from the wartime ship building activity in the Marinship
Yards were converted to houseboats. In recent years the Sausalito-Marin
County waterfront has witnessed an increase in the numbers, sizes, designs and
shapes of houseboats locating in the area. In 1971 and 1973, as a step toward
improving water quality in Richardson Bay, permits were issued by Marin
County, BCDC, the Regional Water Quality Control Board, and the U. S. Army
Corps of Engineers to establish houseboat marinas at four sites within the
Jurisdiction of the County of Marin. All boats were to be connected to sewers

and public access to the shoreline was to be provided.

1. Recreational Boating Marinas. Berths for 2,082 recreation boats

exist or have been authorized at eight marinas in Richardson Bay (see Figure
1). By far the majority of the berths are located in Sausalito - - 1,656
berths. The Sausalito marinas include: (a) Sausalito Yacht Harbor, 616
berths; (b) Pelican Yacht Harbor, 90 berths; (e¢) Clipper Yacht Harbor, 750
berths; (d) Deak Harbor, 100 berths authorized, but not construcfed; and (e)

Jerry's Yacht Harbor, 100 berths.

In Marin County, 60 berths exist at the Kappas Yacht Harbor, but

220 berths are authorized.

The remaining two marinas are the San Francisco Yacht Club in
Belvedere, 181 berths, and the Corinthian Yacht Club in Tiburon and partially

in Belvedere, 85 berths. -

In addition to the eight marinas decribed above, three more marinas

are proposed in Sausalito at the Zakessian Property, the Ducorp Property, and

Schoonmaker Point. Those proposed projects are discussed in Chapter III.
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Sausalito General Plan Waterfront Amendment Study, a small existing houseboat
community was legalized by Sausalito by creation of a houseboat district

adjacent to the Waldo Point houseboat marina.

3. Houseboat Communities and Anchor Outs. Many unauthorized

houseboats and vessels used as a permanent residences are distributed along
the Sausalitq/Marin County shoreline or anchored out in Richardson Bay. These
boats and vessels are not a permitted use, and as will be seen in Chapter 1I,
the use is in violation of Sausalito and Marin County plans, policies, and
regulations. Almost all these vessels discharge their wastes directly into
the Bay, although some boatowners assert they utilize alternative on-board

systems for treating some wastes.

Two organizations of houseboat residents, the Gates Cooperative
representing approximately 115 unauthorized houseboats and the Galilee Harbor
Community Associatioh representing approximately 36 unauthorized residential
vessels; are seeking to be legally accommodated as houseboat marinas. The
Gates Cooperative is located at Waldo Point/Gate 5 north of the Sausalito city
limits, and the Galilee Harbor Community Association is located at the city
owned Napa Street Pier north of Dunphy Park in Sausalito. The Gates
Cooperative is currently working with Marin County to develop an authorized
houseboat marina. The Galilee Harbor Community Association is negotiating
with the City of Sausalito and private property owners in an attempt to

develop relocation options either as a community or on an individual basis.

Anchor-out residences are moored in the central part of Richardson

Bay and are different from the houseboat marinas and communities in that they







CHAPTER II. SUMMARY OF PLANS, POLICIES, AND REGULATIONS
OVER LAND AND WATER AREAS

State and federal, as well as local, agencies exercise land and water
use planning and regulatory control over Richardson Bay and its shoreline.
The local governments responsible for planning and regulation are the cities
of Sausalito, Mill Valley, Tiburon, and Belvedere and Marin County. Overlying
each local jurisdiction are the state and federal planning and regulatory
agencies: the state San Francisco Bay Conservation and Development Commission
(BCDC) and Regional Water Quality Control Board (Regional Board), and the

.federal U. S. Army Corps of Engineers and U. S. Coast Guard.

This chapter will summarize the plans and policies of each of these
governmental agencies and their regulatory authority over use and development
of the waters and shoreline of Richardson Bay. These plans, policies, and
regulations are important; fbr they are the basic rules by which development

may legally occur in Richardson Bay.

Local Agencies

The General Plan policies and map designations and zoning district
designations of Sausalito, Mill Valley, Tiburon, Belvedere, and Marin County
are discussed in this section. Appendix A contains maps indicating the

General Plan map designations of each local government and Appendix B contains

maps identifying the zoning districts of each local government.







Areas designated for waterfront commercial use are intended
for marine-related uses such as boats, boat services and repair, and

comnercial fishing facilities.

Industrial designated areas lying inland of waterfront
designated areas would include low-intensity clean industries, offices, and

arts and crafts workshops.

The plan policies also provide that public access for

pedestrians and bicyclists should be provided along most of the waterfront.

b. Zoning. Corresponding to the General Plan, the Sausalito
Municipa; zode zones the southern part of the shoreline for two-family and
multiple family use and a small portion for neighborhood commercial use. The
water area is designated an Open Area (OA) District. The purpose of the 071
Distriect is to ensure retention of water and shoreline areas in water-oriented
activities. Boating, fishing, swimming, park, and other such uses are

permitted in these Districts.

The shoreline north of the downtown area is zoned for
Waterfront Commercial (CW) District, Waterfront (W) Distriet, Industrial (I)

District, and Houseboat (H) District.

The Waterfront Commercial District permits commercial uses
oriented to the water. Such uses include restaurants, boat sales and repair,
commercial fishing facilities, and offices. Marine-oriented uses are

permitted within the Waterfront District and include such uses as boat

building and sales, marine supply and sales, and commerical and sport fishing







designation at the upper end of Richardson Bay where a Commercial-
Recreation (CR) District, which would allow a small craft harbor, restaurant,

hotel, park, and public utility structure, is designated for in a tidal marsh.

The zoning for the remainder of Mill Valley's shoreline
follows the General Plan designations: Multiple-Family (RM) District and
General Commercial-Planned Development (GC-PD) District are designated for the

eastern shoreline northwest of the Richardson Bay Bridge.
The Mill Valley Code also prohibits the construction or
mooring of houseboats in the waters of the City for more than 24 hours without

written permission of the City Council.

3. Iiburon

a. Tiburon General Plan. The Land Use Element of Tiburon's

General Plan has designated most of the City's shoreline and water area for
park and open space use (see Appendix Maps A-l4 and A-5). Single-family
residential use is designated for the shoreline between the Audubon Society
property and Blackie's Pasture as well as the area at the intersection of
Tiburon Boulevard and San Rafael Avenue. The only other non-park and open
space designation in the plan is the downtown area for which the City has

prepared a specific "Tiburon Downtown Plan."

With regard to its shoreline, Tiburon's General Plan policies

"encourage both public and private water-oriented park and recreational







private parks, outdoor recreation facilities, and up to six boat moorages
provided that no boat or houseboat is used as a residence for periods in

excess of ten days unless accessory to the Corinthian Yacht Club.

y, Belvedere

a. Belvedere General Plan, The Belvedere General Plan designates

the entire shoreline of Belvedere for single-family residential use except for
the frontage along San Rafael Avenue which is designated for recreation open

space use and the shoreline of Belvedere Cove which is partially designated

for multiple~family use.

The General Plan policies call for the open water surrounding
Belvedere to be retained open in perpetuity and for the provision of

pedestrian access to beach and water areas.

b. Zoning. Belvedere has zoned its shoreline for single-family
use, except for parts of the Belvedere Cove shoreline which is zoned for open
space and apartment use. The water area of Belvedere is zoned for open space
recreation use, however, the City Code also contains regulations governing the
operation of watercraft, houseboats, and piers and moorings within water areas
of the City. The code makes it unlawful to tie up or anchor a vessel in a
manner that obstructs channels, or prevents or obstructs passing of vessels,
or negligently allows the sinking of a vessel. Further, the code requires
that houseboats (defined as any watercraft or structure, floating or
nonfloating, designated or fitted for habitation and not principally used for

transportation and used as a place of habitation for more than seven
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Commmunity Plan. In addition to the Community Plans, the County has adopted
two additional specific plans for parts of Richardson Bay: the Richardson Bay

Planning Study and the Waldo Point Small Boat Marina Study.

a. The Marin Countywide Plan. The countywide Plan contains

general policies applicable throughout the County and policies applicable to
specific geographic areas of the County (see Appendix Maps A~2, A-4, and

A-5). Important to Richardson Bay are the Bayfront Conservation Zone
policies. The Bayfront Conservation Zone includes all of Richardson Bay and
the shoreline within the County's jurisdiction. The Zone is composed of three
subzones: (a) the Tidelands Subzone, which includes tidal waters to the point
of highest tide, tidal marshes, and an adjacent flexible 100-foot shoreline
buffer area; (2) the Diked Bay Marshlands and Agricultural Subzone, which
includes all diked historic marshlands where the continuation of agricultural
use is feasible or the restoration of the unfilled area to wetland wildlife
habitat is possible if agricultural use becomes infeasible, and a flexible
100-foot buffer landward on undeveloped lands; and (3) the Shoreline Subzone,
which extends from main public thoroughfares which follow the shoreline, such

as Highway 101 and Seminary Drive, and affords visual access to the Bay to the

tidelands Subzone.

With the applicable zoning provisions of the County Code, the
Bayfront Conservation Zone policies identify the uses and conditions under
which development can take place on lands within the Bayfront zone. For
Richardson Bay the most applicable Bayfront Conservation Zone policies concern
Habitat Protection and Restoration, Protection of Environmental Quality,

Public Access and Bayfront Recreation, and Aesthetic and Scenic Quality.

21~







shoreline marshes for recreational activities and nature

observation and education.

(4) Aesthetic and Scenic Quality. Under these Plan policies,

visual access to the bayfront and scenic vistas of the
Bay and distant shorelines are to be protected. The Plan
calls for the identification of specific locations with
opportunities for Bay and shoreline views and vistas, and
the protection and enhancement of those sites.
Development on the shoreline should be designed to permit
views of the Bay and shoreline from public roads and

access areas.

b. Marin County Code. The Bayfront Conservation Zone policies of

the Countywide Plan are carried out through the Bayfront Conservation (BFC)
District of the County zoning code. The Bayfront Conservation District is a
combining district and is combined with the base districts designated for
Richardson Bay. The County zoning maps designate areas around Richardson Bay
for a variety of uses: single and mutiple-family residential, resort and
commercial recreation, commercial, residential and floating home marinas,
limited agriculture, and open area (see Appendix B-2, B-4, and B-5).. These
base districts set the specific use that may occur, but any development must

also conform to the requirements of the Bayfront Conservation District.

The single-family district is located at the edge of the

Bothin Marsh adjacent to Mill Valley, and the multiple-family residential

district on De Silva Island and the Strawberry Peninsula including the







(2)

the Tamélpais Planning Area. The Tamalpais Planning Area
Community Plan endorses the Countywide Plan policies,
however, the Tamalpais Plan recommends that additional
land in the Bothin Marsh area at Tamalpais Junction be
acquired for open space rather than be developed. The
Plan recommends that an open space preserve between
Miller Avenue and Shoreline Highway and the Bay edge
along Bothin Marsh be_created and that an additional
opening along the Northwestern Pacific Railroad
right-of-way be created to increase tidal action into

Bothin Marsh.

Further, the General Parks and Recreation Master Plan for
the Community of Tamalpais Valley supports the
acquisition of the remaining undeveloped land on the
periphery of the Bothin Marsh at Tamalpais Junction for
addition to the T.A.M. Bayfront Preserve, part of the

Bothin Marsh.

Strawberry Community Plan (1973, as amended). The

~ Strawberry Planning Area includes Strawberry Point and

Strawberry Spit in Richardson Bay. The Strawberry Plan
focuses on the amount and location of future development
in the planning area. The Plan recommends that no
further residential construction be allowed to extend
into Richardson Bay and that no fill or dredging be

allowed for residential development. Further, Strawberry

25






(u)

(5)

Richardson Bay Planning Study (1977). This study was

prepared and adopted by Marin County to establish
standards for use and design of the shoreline of
Richardson Bay between the Sausalito City Limits and the
Richardson Bay Bridge. The guidelines are based on the
adopted policies of the County, Sausalito, and BCDC.
Under the guidelines, the primary uses allowed are
water-related uses (defined as uses which require or
clearly benefit from a location near the water) and
visitor-serving uses. Within a larger project, secondary
uses, such as offices, are also acceptable. However,
other types of uses, specifically residential, retail,

commercial, and recreational vehicle campgrounds would

not be permitted.

Multiple or mixed-use projects, e.g. restaurant and
offices, are encouraged to provide use and activity
during the day and evening and during the work week and
weekend. In addition, the Study recommends that all new
development should provide public access to the shoreline
unless: (a) adequate access exists nearby; (b) the
development is too small to include access; and (e)
shoreline resources are too fragile to accommodate

general use.

Waldo Point Small Boat Marina Study (1981). The recently

completed Waldo Point Small Boat Marina Study was
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1o San Francisco Bay Conservation and Development Commission

Under its enabling law, the McAteer-Petris Act, and its San
Francisco Bay Plan, the BCDC regulates filling, dredging, and changes of use
within Richardson Bay and along its shoreline. The Commission's "Bay" or water
jurisdiction extends to the point of highest tide, including marshes. On the
shoreline the jurisdiction is a band of land extending 100-feet inland and
parallel to the shoreline. Work within the Commission's jurisdiction requires
a BCDC permit and any proposed project must be consistent with the

McAteer-Petris Act and the Bay Plan policies.

a. The McAteer-Petris Act. Under the McAteer-Petris Act, the

Commission may permit f£illl/ in the Bay only for certain "water-oriented"
uses specified in the law or "minor" amounts of fill to improve shoreline
appearance or public access to the Bay. The water-oriented uses permitted
include water-related industry, ports, water-oriented recreation and public
assembly, airports, bridges, wildlife refuges, and intake and discharge lines

to power or plants desalinization plants.

In addition to limiting the uses for which fill may be

approved, the McAteer-Petris Act requires the Commission to find, among other

things, that:

- ‘there is no alternate upland location for any fill

authorized;

17 "Fill" includes earth or any other solid material including pilings; any
water coverage whether on pilings or by cantilever; and floating
structures, such as houseboats and floating docks, moored for an
extended period of time.
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The Commission evaluates all projects based on the effect on
the Bay as a public resource. The Bay Plan policies on Fish and Wildlife,
Water Pollution, Water Area Surface, and Mudflats were adopted by the
Commission to assure that a level of water quality in the Bay was suffieciently
high to permit water contact sports and to require all projects to conform to
the requirements and standards of the Regional Water Quality Control Board.
Further, these policies state that water volume and surface area of the Bay
should be maintained to the greatest extent feasible and that filling and
diking should be permitted only for purposes providing substantial public
benefits and only if there is no reasonable alternative. Moreover, they
provide that wildlife habitats necessary to maintain or increase wildlife

species should be protected and that whenever possible former marshes should

be restored.

Within the constraints of the McAteer~Petris Act, the Bay Plan
specifies the uses and conditions for which fill may be permitted in the Bay.
With regards to Richardson Bay, the most applicable policies concern dredging,
Bay-related recreation, public access, appearance and design, accessory

structures, and housing and houseboats.

(1) Dredging. The Plan policies on dredging provide that to
prevent sedimentation from dredge projects, dredge spoils
should be either placed on dryland, in an approved fill
project, barged to an approved site at sea, or if no other
site is feasible, at an Army Corps of Engineers designated

spoiling site in the Bay. The nearest designated Corps site

to Richardson Bay is off Alcatraz Island. However, studies







(4)

(5)

(6)

Appearance, Design, and Scenic Views. The policies encourage

design of projects using the Bay as a design asset and focal
point and the preservation and enhancement of views of the Bay
from and through projects, from public access areas, from the

Bay itself, and from the opposite shore.

Accessory Structures. Under the Bay Plan policies, accessory

structures such as boat docks and portions of a principal
structure may extend on piles over the water in order to
enable actual use of the water, or to use the Bay as an asset

in the design of the structure.

Housing and Houseboats. The Plan policies provide that when

the shoreline is used for housing, high densities and
clustering should be encouraged to provide larger numbers of

people the advantages of waterfront housing.

The policies on houseboats provide that houseboats "may be
permitted in some areas of the Bay provided the boats:

(1) would not adversely affect the ecology of the Bay; (2)
would not cause a harmful amount of sedimentation; (3) would

either be connected to a shoreline sewage treatment system or

‘have on-board treatment facilities acceptable to public health

and water quality control agencies; (4) would require no fill
except for a pedestrian walk on pilings; and (5) would be

acceptable to local governments having jurisdiction over the

areas in question."







review and permit authority under federal law, the Clean Water Act, and state

law, the Porter-Cologne Water Quality Control Act.

Under Section 401 of the Clean Water Act, applicants for federal
permits for activities which may lead to discharges into navigable waters must
receive certification from the State Board which grants or waives

certification, generally on recommendation from the Regional Board.

Under Section 402 of the Clean Water Act, which established the
National Pollution Discharge Elimination System (NPDES) to regulate the
‘discharge of pollutants from point sources into navigable waters, the Regional
Board administers a waste discharge requirement permit system for solid waste,
sewage, munitions, chemical waste, biological materials, radioactive
materials, heat, and industrial, municipal, and agricultural waste discharged

into navigable water.

In addition to the NPDES program, the Regional Board administers
the state Porter-Colgne Act which establishes a permit system covering all
waste discharges which may affect water quality including sewage. The state
permit program is a companion to the federal NPDES program and is carried out
by the Regional Board in accord with the State Board regulations, the policies

of the Porter-Cologne Act, and the Regional Board's San Francisco Bay Basin

Water Quality Control Plan.

Because of the importance of water quality in Richardson Bay, a

report on water quality will be prepared as part of the Richardson Bay Special

Area Plan planning reports.







Board permit applications as well as project environmental documents
circulated pursuant to federal and state law. As a general rule, the
Department opposes development in tidal or wetland areas unless a proposed
project is dependent upon a waterfront site, no less damaging alternatives
exist, and any loss of existing or potential fish and wildlife habitat is

offset by restoration of an area of comparable size and value.

Federal Agencies

The U. S. Army Corps of Engineers is the federal agency with regulatory
powers over use and development in Richardson Bay. Two other federal
agencies, the U. S. Fish and Wildlife Agency and the National Marine Fisheries
Service, play an important role in the Corps' permit process by commenting on

the fisheries and wildlife impacts of proposed projects.

1« U. S. Army Corps of Engineers

The Corps of Engineers exercises jurisdiction over Richardson Bay
pursuant to two federal laws, Section 10 of the River and Harbor Act of March

1899 (33 U.S.C. 403) and Section 404 of the Clean Water Act of 1977 (33 U.S.C.
1344).

Under Section 10 of the River and Harbor Act, all work and/or
structures extending bayward of the line on shore reached by the mean of the
high water (MHW) in "navigable waters of the United States,™ including all

work in unfilled portions of the interior of diked areas below former MHW,

must be authorized by the Department of the Army, Corps of Engineers.







The second test is whether the proposed project is dependent on being located

in or in close proximity to the water environment and whether feasible

alternate sites are available.

In addition to the above criteria, Section 4OU requires that the
Corps permits issued under that authority be subject to criteria established
by EPA regulations. Those regulations require the Corps to determine whether
or not there is a "practicable alternative" to the discharge or fill material
being placed into water or wetland areas. Unless the proposed discharge or
fill is water-dependent, under the regulations it is presumed that an

alternate does exist and it is up to a permit applicant to show that alternate

sites are not available.

Both the Corps and EPA regulations require the Corps to consult
with certain federal and state agencies in its permit processing procedure.
These agencies include the U. S. Fish and Wildlife Service, National Marine
Fisheries, California Department of Fish and Game, Regional Water Quality
Control Board, and the San Francisco Bay Conservation and Development
Commission. The Corps is required to consider these comments and give great
weight to the conservation of fish and wildlife resources and to offiecial

state agency policy.

2. U. S. Coast Guard

The Coast Guard has the authority to designate anchorages in

Richardson Bay and to regulate vessel marine sanitation devices.







CHAPTER III. RECENTLY PERMITTED AND PROPOSED DEVELOPMENT

Although much of the shoreline of Richardson Bay has been developed for
a variety of uses, a significant amount of the shoreline still remains
undeveloped. However, development permits for much of this undeveloped land
have already been issued by the appropriate agencies and specific developments
have been proposed for almost all the remaining developable shoreline. These
recently permitted projects, where construction has not begun or the project
is only partially completed, range from residential and office development to
private marinas and public parks. Most of this development will occur on the
west side of Richardson Bay - in Sausalito, Mill Valley, and Marin County.
These projects are described in the remainder of this chapter and are located

on Figure 2.

Sausalito

The remaining developable shoreline in Sausalito is along the central
and northern waterfront. This area is planned for marina and waterfront
commercial use. Marina and office development is taking place in this area

and all permitted and proposed projects will provide access to the shoreline,
as well as daytime public access along main piers and in the case of the

- City's Dunphy Park project, restoration of tidal marsh along the shoreline.

Between the waterfront and Bridgeway Boulevard is an area zoned for

light industrial uses and uses compatible with an industrial area.
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4, Zakessian Property Proposed Marina. A 397 berth marina is

anticipated to be proposed on the Zakessian property adjacent to Zack's
Restaurant and the Sausalito Marineways owned by Mr. Zakessian. The Zakessian
property borders Dunphy Park on the south side of the park. The proposed
marina is only at a very preliminary proposal stage, but the owner does
envision shoreline public access along the waterfront connecting to Dunphy

Park.

5. Ducorp Property Proposed Marina. The Ducorp Property is on the

north side of Dunphy Park and this property is also proposed for development
as a marina with a yacht club, yacht brokerage and chandlery. This project is

also in a very preliminary proposal status.

Mill Valley

Mill Valley's shoreline is nearing a state of complete development,
either for private residential and commercial use or for public park and
wildlife use. Permits have been issued for projects on all the remaining

undeveloped shoreline sites and if all the projects are completed, Mill

Valley's shoreline will be "built-out."

1. Pickleweed Development. Construction of this six-acre medium

density residential development began over two years ago but has since
stopped. The 92 dwelling unit project includes 60 townhouses and six
apartment buildings. In addition to these residential uses, a six-foot wide
paved shoreline public access path connecting to the Marin County Bikepath

along the former Northwestern Pacific Railroad right-of-way and the
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square foot public fishing pier and small boat launching ramp. In addition,
an eight-foot wide public pedestrian/bicycle path will be constructed along
the entire shoreline and will connect into the existing public path at the

ad jacent Shelter Bay office development.

5 Bayfront Park. Bayfront Park is the City of Mill Valley's 64 ~acre

~ public park at the head of Richardson Bay. The park includes tidal water,

tidal marsh, and 28-acre land area. The park, which is in its first phase of
construction, will be a low intensity development with extensive open
landscaped areas for passive recreation use. A small boat dock and launching
area will be developed as will a fishing pier. A pedestrian/bicycle path will
be developed linked to the public pathway at Eucalyptus Knoll and the Marin

County Bikepath.

Tiburon

Tiburon's last remaining private undeveloped parcel within the
Richardson Bay Special Area Plan study area is the Southern Pacific Railroad
Transportation Company's property east of the downtown. The other undeveloped
major parcel on Richardson Bay is the City owned "Blackie's Pasture" which
will be developed as a publiec park in the future, however, no plan has been

developed for the site.

1. Southern Pacific Property. Southern Pacific's 38 acre Tiburon

property fronts on Raccoon Strait and is the site of former railroad yard.

Permits have been issued to the company to develop a combined residential and

commercial project featuring three salt water lagoons which would be excavated







will be provided on the "Kappas spit," an old fill extending out into
Richardson Bay, and a channel will be dredged at the base of the spit, thus
turning the spit into a "public access island" connected to land by a

pedestrian bridge.

2. Lincoln Property Development, This recently permitted project is

an office development with a restaurant or retail facility located adjacent to
and south of the Richardson Bay Bridge. Some of the parking for the
development will be located under the Bridge. The developer will provide a
public pathway through the project, contribute $75,000 to Marin County to
enable the County to purchase and improve part of the nearby Northwestern
Pacific Railroad right-of-way for the Marin County Bicycle Path, and improve

and restore a degraded marsh adjacent to the project site.

3. Whalers Point. This proposed hotel development would be situated

on a 2.2 acre site immediately southeast of the Lincoln Property permitted
development. The proposed project has gone through a number of revisions
after the original master plan application was denied by Marin County. The
present proposal is for a four-story, 150 room hotel which would include a

restaurant, coffee shop, and conference meeting room.

4, De Silva Island Development. This proposed residential development

would be located on the northeast side of the Richardson Bay Bridge on a
promontory point overlooking Richardson Bay. The development application to

Marin County has been withdrawn by the propective developer, however it could

be activiated in the future. The proposed broject included 61 clustered







CHAPTER IV. OWNERSHIP OF UNDERWATER LANDS

Much of the tidelands and submerged landsg/ in Richardson Bay are
either owned by public agencies or have been granted by the State of
California to local government to administer in trust for the people of the
state pursuant to the general requirements of the public trust (e.g. commerce,
navigation and fisheries; recreation; and the preservation of these lands in
their natural state) and specific conditions of the legislative grant to the
local agency; The remaining underwater lands are privately owned. It should
be noted, however, that title to privately claimed tide and submerged lands
must be carefully examined because some private land patents were made in
error at the time of sale and title may be defective. Conveyance of tidelands
and submerged lands to private parties not made for furtherance of navigation
or commerce did not pass title free of the trust. The trust applies to
private as well as public lands. The trust will be discussed in detail in the
forthcoming Richardson Bay planning report on governmental powers. The
public, private, granted, and state lands in Richardson Bay are shown on

Figure 3.

Mill Valley and the Marin County Open Space District have acquired much
of the upper end of Richardson Bay. Part of the acquired lands had formerly

been part of the Bay but had been diked off from tidal action. The City and

2/ Tidelands are those lands lying between mean high tide and mean low
tide; submerged lands are those lands lying below mean low tide.
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In addition to harbor and airport uses, Sausalito's grant includes the

development and use of public buildings, public assembly and meeting places,

and public recreation facilities.

Marin County, in addition to the above uses, is authorized to construct
and maintain highways, streets, and parking facilities on its granted lands as

well as use the lands for wildlife habitat and aesthetic and research purposes.

The particular importance of the legislatively granted trust lands, as
compared to the other private and public lands that also carry public trust
responsibilities, will be explained in a subsequent report by BCDC on

houseboats.

Most of the privately claimed lands in Richardson Bay are along the west
shoreline in Sausalito and>Marin County. This is the area where many of the
recreational and houseboat marinas are located. On the east side of
Richardson Bay much of the privately claimed lands are owned by the Audubon

Society as part of its wildlife refuge.
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CONCLUSIONS

The shoreline of Richardson Bay contains many uses: residential,
commercial, industrial, and public park and open space. Local
Governments with jurisdiction over Richardson Bay: Marin County and the
cities of Sausalito, Mill Valley, Tiburon, and Belvedere and the San
Francisco Bay Conservation and Development Commission require that new
developments provide public access to the shoreline of the Bay. The
shoreline of Richardson Bay presents an opportunity for the development
of a unified public access system linking public parks and accessways
along the shoreline. Planning for Richardson Bay should include
specific recommendations on the development of a unified public access

system around the Richardson Bay shoreline.

Public access includes visual as well as physical access to Richardson
Bay. As part of a recommended public access system, scenic assets of
Richardson Bay should be identified and guidelines for the protection of

the specific views and vistas should be developed.

Local government and the Bay Commission plans and policies provide for
the protection and restoration of wetlands around Richardson Bay. Diked
areas in Mill Valley and Marin County have been acquired by the City and
the County and restored as tidal wetlands. In preparing the Richardson
Bay Special Area Plan, it should be determined whether there is

opportunity to restore additional areas around Richardson Bay to tidal
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Tiburon Downtown Plan (1975).
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APPENDIX A

GENERAL PLAN DESIGNATIONS
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MAP A-1

GENERAL PLAN DESIGNATIONS

Open Space

B Commercial

Ea Two Family Residential; Medium Density
é% Multi-Family Residential; High Density
Source: General Plan Diagram:

Marinship Area,
Sausalito; October 2, 1979.
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MAP A-3

GENERAL PLAN DESIGNATIONS
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Sources: Mill Valley General
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GENERAL PLAN DESIGNATIONS
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APPENDIX B

ZONING DISTRICTS
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MAP B-1

ZONING

Marin County
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Sausalito

OA Open Area

R-3 Multi-F amily Residential

CN Neighborhood Commercial

R-2-2.5 Two Family Residential

$ >
>
\ ’y

Cavallo Pt.

¢ 0 1000

FEET




MAP B-3

ZONING
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MAP B-5
ZONING
Jiburon
R-1 Single Family Residential
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