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\\ .
'Proposal to divide a 15, 200 5q.' ft. pargel of land, present1y contalntng one residence,
.into two building sites of 7,500 sq. ft. and 7,700 sq. ft. respectively. A
““tentative map for this leISIOh was approved by the Marin County Planning Department
on 9/11/79. The property is located within the Coastal Zone, as defined byithe
Coastal. Act of 1976. The address is 22 Calle dei Onda, Stinson Beach.

ACTION:

Marin County processing of this épplication has been suspended and abandoned in
that the County had no permit review authority on this application.
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State of California, Edmund G. Biyggr., Governor ‘ 4 REESY:

“Mr. Irving Schwartz
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California Coastal Commission
631 Howard Street, 4th floor |
San Francisco, California 94105
{415) 543-8555

August 13, 1981

<t

13

330 Pinewood Drive
San Rafael, CA 94903

Subject: Collutte Combs Application, Calle del Onda, Stinson Beach

NISYW 40 A1NNDY
d3an

18 Ry M0 {) £ ony
o INIHLYd30 HINNY 3

Dear Mr. Schwarte:

This letter serves as a follow~up to our recent telephone conversation regsrding
the Combs land division request. You have stated your preference to abandon the
proposal due to the fact that the Coastal Commission retains original permit jurds—
diction for the project; and the doubtful nature of obtaining a State Coastal Permit.

You w30 stated that you wished to—explore the possibility of obtaining a coastal
permit from the County of Marin to construct a duplex on the site under existing
zoning regulations. If you wish to pursue such a project, ail work including septic
improvements would be subject to all applicable regulations of the zoning district
(cetbacks, ete,) and any other County regulations would have to occur out of the
area of original permit jurisdiction; and involve no sensitive environmental hebitats
as defined in the Coastal Act. As a condition of the permit an offer of vertical and

lateral public access would be required.

Thank you for your cooperation in this matter. Should you have any questions,
please call.

Very truly yours,

Huif Bl

T ward F. Bielski
Coastal Analyst

EFB/1Ki,

cc: Mr. Raymond Ahearn
Mrg. Colletie Combs




COLETTE COMBS, COASTAL PERMIT #81-05 - A.P. #195-162-13,14

Application proposal to divide a 15,200 sq. ft.parcel of land, presently containing
one residence, into two building sites of 7,500 sq. ft. and 7,700 sq. ft. respectively.
A tentative map for this division was approved by the Marin County Planning Department
on 9/11/79. The property is located within the Coastal Zone, as defined by the

7 :Coastal Act of 1976 and the address is 21 Calle del Onda, Stinson Beach.

Speakers: Irving Schwartz, representing applicant, referred to letter of 7/17/81 from

the Planning Department stated that this application should have been made to the
California Coastal Commission, according to Section 12.56.130 (E-1-d) of Marin County Code.
Nancy von Kugelgen, 23 Calile del Onda, opposed appiication.

Don Jones, 11-year resident, in opposition.

Mr. Schwartz asked for a continuance of the hearing due to a question of legal jurisdiction.
The Hearing Officer continued this matter to the next regular hearing of the DZA,

August 17, 1981. in the meanwhile, Planning Department and Wr. Schwartz will ferret

out information to decide jurisdiction, at which time testimony would be heard if,
in fact, Marin County has jurisdiction.
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Pilanning
Department

Marjorle V.. Macrls, AICP, Lirector

July i7, 1981

Colette Combs
526 Powers Drive, El Dorado Hills
Sacramento, CA 95630

RE: Coastal Permit; Combs Tentative Map
A.P, #195-162-13,14

Dear Ms. Comhs:

As you know, the above-captioned Coastal Permit was set for hsaring before
the Marin County Deputy Zoning Administrator on Monday, July 20, 1981 at
10:40 a.m. Subsequent to noticing this heering before the Tounty, we were
informed by the California Coastal Commissiwn (Jetter attached) that this
matter should have been referred to their Commission for hearing, according
to Section 22.56.130 (E-1-d) of Marin County Code {also attached).

The code s=ction called to our attention by Coastal Commission staff appears un-
ambiguous in requiring that such applications "shall be forwarded to the
California Coastal Commission for its action'. We regret our error in not
correctly advising your representative, Mr. Schwartz, as to where to apply.

No constructive purpose wotld be served by the County inzerjecting itself

here where the California Coastal Commission is required to act. Conseguently,
we shall present only the facts stated above at the scheduled hearing and
recommend direct referral of the matter to the California Coastal Commission.

We will process a refund of your application fees and forward them either to
you or Mr. Schwartz' office as you wish.

Yours very truiy,
KM .»-'.‘;-'n-m(_ s M—

RAY J. AHEARN
Planiner

RiA:ef

ce:  Irving Schwartz
Edward F. Bielski, Coastal Commission
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Slvie Conzoer, Room 308, San Rafael, Ca £4503 Tel:{(415) 499-5269




e State of talifomia. Edmund G. .B(.'t Jr, Gavernor

California Coastal' Commission
631 Howard Street, 4th floor
San Francisco, California 94105
{415) 543-8555"

July 15, 1981

J

Marin Countv Planning Department
Civiec Center
San Rafael, C 94903

SIREED

Attn: Raymond J. Bhearn

MELL I[P
LHIWLHY o300 ey )

Subject: Combs Land Division, Calle del Onda, Stinson Beach
Gentlemen:

I am writing in regard to the above land division. This item was previously
submitted to the Regional Coastal Commission and subsequently withdrawn, because
of Regional Commission concerns that ultimate development of the lots would have
a severe impact on coastal resources. A copy of the Regional Coastal Commission
Staff Report and Denial is enclosed for your convenience.

The 3tate Coastal Commission staff has reviewed this land division and has
determined that the State Commission has original permit jurigdiction as the land
division boundaries are below the mean hioglt water line. The applicant should
apply directly to the State Coastal Commission for a permit. T am sending appli-
cation forms to the applicant's representative, Mr. Irving Schwartz, under
separate cover.

Procedurally the applicant need not have applied to the County of Marin for
a Coastal Permit, but shouid have directly applied to the State Commissilon. We
realize that post-certification local coastal program procedures aré new to both
applicants and staff and that some confusion over procedures may inevitably arise.
In any case we would request that the County take nc action on this land wvavision
and that the applicant withdraw the application. If County action is taken, it
is advisory only pursuant to Section 22.56,130 (E-31-d) of the Marin County Code.

Thank you for your cooperation and attention to this matter.

Very truly yours,

zed wil Flelsts
ward FP. Bielski
Enclosure
cc: Mr. Irving Schwartz

Ms. Colette Combs

Mr. Joe Nicholson, State Commission staff
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where deveTOpmenf 1nv01vesaland which nay ‘be subject to thé

,dOCLI“'l re qubhc trust easements, a progait description |
g _shall be furvarded to the office of the S¥Me Lands Comnisgion
1 for its detérmination.of the status of the land in question.

The State lLands Commission shall be re quested to indicate 3 f
the project is located on tidelands or submerged lands and
“whether a State Lands Commission permit or lease is required

for the propo;ed;deve]o;nanf Such 2 determiration shall be

made prior to apy authorization of construction for a coastal
praject. County action on proposed cozstal projects identified
as located upor tidelands, submerged lands or public trust

lands, per the provigion of .

Pub11c Resources Code Section 30519(b}, .shall be advisorv only.

Such project applications inc? iuding those advisory recommenda-

tions as the County deems approprizte, shall bz forwarded to

the California Coastal Commission for its action on the coastal
project.

2) Specific Geographic Requirements - Coastal Access

a) Mt. Tawmalpais State Park and Lands

- The development of additional recreational and visitor services on
those portions of the Mount Tamalpais State Park within the coastal
zone, including hiking trails, ‘equestrian trails, a "primitive"
hnstel at the Steep Ravine cabins and improved parking and support
facilities at Red Rock are consistent with the LCP policies, Such
facilities shall be similar in design, size and/or location as
those proposed by the Mount Tamalpais State Park-Plan, Consistent
with the protection of significant resources, additional trail de-
velopment to impreove access to public tidelands is ericouraged.

Maintenance of Existing Coastal Access: Development vhich may
interfere with existing coastal access shall not be permitted
or shall be conditioned to assure substantially the same level
and location of public access is ma2intained. The following
specific access areas shali be retainad through coastal permit
regulation program:

1) Stinson Beach: The County Park lands at Gy Tle del Sierra:{Upton Be
establishad pedestrian access ways at Malla Vista and the
Calles; and the maintenance of on-street parking along the
northerly side of Calle del Arroyo;

Bolinas: Historic pub1ic use of the two access trails across
Bolinas Mesa to the RCA beach and of the beach area itself
shall be protected in accordance with the access program
approved by the MNorth Central Coast Regional Commission in its
action on Permit No. 31-78 (Ccrrgnﬂ=a1) As provided by the
conditions of the Commonweal permit epproval, use of the
access t, ..1s and beach areas sh=1] be limited to the Jevel
and character of the historic use of the property (.nc]udwng
but not limited to use for beach zcecess, hiking. swimming,

and horseback riding) in ordsr to protect the natura1 resources
of Duxbury Reef. The public access to Duxbury Reef shall:
continue under present manageanent programs.
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SCHWARTZ s WAAG ASSOJTES | LETTER OF TRANSMITTAL -
" 134 Paul Drive ) »ﬁ. o 7 R -
‘SAN RAFAEL, CALFORNIA 94503 = ; ' ' o =

OB HO.

Jul_v 14, 19831 5012

ATTENTION

DATE

(415) 472-5200

TRE

Ray Ahern Combs Coastal Permit No, 81-05

Marin County Planning Department
— Marin County Civic Center

WE ARE SENDING YOU EX Attached £l Under serarate cover via the following items:

E3 Shop drawings 1 Prints 1 Plans O Samples {1 Specifications
[J Copy of letter [ Change order J

DATE i DESCRIPTION

7/14/81] Appendix A Certification

THESE ARE TRANSMITTED as checked below:
[1 For approvai [d Approved as submitted £ Resubmit copias for approval
>E-’(Fo? your use £} Approved as noted 03 Submit copies for distribution
[1 As requested {1 Returned for corrections {0 Return corrected prints

(1 For roview and commaent
{.] FOR BIDS DUE .. i1 PRINTS RETURNED AF1ER LOAN TO US

REMARKS

s ATFo e dammete e S e e P et ¢

L ST L e e IR oE R bbb dn

L RECEWELS.

BL e RS G e et ot i e i e e ma ﬂ ; - /}?
COPY TO...... _JUL% 31980 . o
SIGNED: . /7‘/"%
| Y . /

MARIN ¢
J-MN[?,;S m}.sa&e‘mwmru are nct 3% foled, kindly notlfy__ui at m-c(

LA WD A e LAk wa o
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* APPENDIX Ac- CERTIFICATION.
I hereby certify that I, or my authorized agent, has hand delivered
the required publid notice of a pending permit decision for Coastal Permit
No. X‘/-ij‘;ﬂ 5 to each and every residence within 300 feet of the
subject property, A.P.# /P s5-/82 ~13 /¥ .

P —

ignatutre of App]icanty
»" Authorized Agant.

DELWVENASD 7~ ?f/a) ]58/

My authorized agent is IRVING L. SCHWARTZ
of SCHWARTZ.-WAAG ASSOCIATES

Y




BMarin County

’ Comprahensive
Plannihbg
Department

Marjorie W. Macris, AJ{_ICP, Director

il

Date:_juyy 7, 1981

! Public Hearirg Coastal Permit
; ldentlfi tlon No. 81-05

WOTICE OF PUBLIC HEARING - COASTAL PERMET

"This is a notice to you as an 1nte.ested party Lhau the Harin tountv Deputy
Zoning Administrator will hold a pubiic h¢ar:1: on the Coastal Permit
application of Colette Combs This application was received
on 6-26-81 - ‘ . The appl:catlon is describad as follows:

The proposal is to divide a 15,200 sq. ft. parcel of land, presently
containing one residence, into two buiiding sites of 7,500 sq. ft. and
7,700 sq. ft. respectively. A tentative map for this division was
approved by the Marin County Planntng Department on 9-11-79.

[

The p*ope‘ty is loccated w:tnln the Coastal Zone, as defined by the Coastal Act

of 1976. Thes address of the property is 21 Calle del Onda
Pssessor s Parcel # 195- 162 13,14

. . LY ‘»'
Sald-hearlng will be held on Monday, July 207 - A 1981
in the Planning Commlssion Chambars, Room 313, Civic Center, San Rafael Ca
at which time and place any and all persons-interested}in'th:s matter may
appedr and be hzard. Interested parties may contact the Planning Department at
L99-6269 after Wednesday, July 15, 1981 . to be informed of the
place on the agenda and the approximate time of the hearing.

IT vou have any questions'or comments regarding this matter, or want to be noti-
fied of the dacision, contact Raymond Ahearn at %499-6269.

f you disagree with the decision of theDeputy Zoning Administrator regarding
the outcome of this application, you may appeal the decision to the Planning
Comaission. The appeal, accompanied by a $30.00 filing fez, must be filed in
the Planning Department, Room 308, Civic Center, San Rafael, Ca. 94903, no later

than 5:00 PH on  5_n5_g4 (five working days from the date of
action.) T

The project is "appealable'' to the California Coastal Commission under Section

30603(a) of the California Public Resources Code and Secticn 22.56.080 of Marin
County Code.

(See Location Map ~ over)

Clvic Cernter, Room 308, San Rafsel, Ca 83863 Tel.:(415) 435-6289
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Marin Couniy I

APPLICATION FOR: * i
| ® o q Comprehensive

Coastal Permit Planning |

) . Department

Civic Gonter, Room 208, San Rafael, Ca 94303 Tel:(415) 499-6262 _

ty Code, Chapters 22.56 and 22.57. Generally .

(In accordance with Marin Coun
Coastal Zone, as defined by

required for all improvements located within the
the Coastal Act of 1976.)

Tp BE FILLED IN BY THE APPLICANT: = = . ‘ ,
Colette Combs, Morgan & Brian _ o
Property Owner: Johnson, Modestine Bagwill, Parcel Ho{s): 195-162-12 & 14
Yavette Kimball

Project Location (address):.2/ Calle Del Onda (City): _Stinson Beach

Type of Project or Structure: _ 2 Lot Land “Div.j_sj'_(jn

Applicant: Colette Combs
Address:___ 526 Powers Drive, El Dorado Hills
City & Zip: Sacramento, CA 95630 Telephone:__ (916) 962-0500

< (ﬁ-&m kg—ym«é./

Applicant's Signature:

170 BE FILLED IN BY THE PLANNING DEPARTMENT@
Date Received: //}’9"]1 o . Filing Fees:

— e BB,
Receipt No: //553 Coastal Permit: \ /@,

Initial Study:

. H [ ' - -
KA d C g | . i
e R Tl éf
20020 < ———- - fleam  Taremnt
[ e N e S S T R . -

Hearing or ion-Hearing:

Application No:

INFORMATYON REQUIRED ON APPLICATION FOR CGASTAL PERMIT:

ation is required for a Coastal Permit applieation to be considexr—
od completc, except items indicated on this form as waived by the Planning Department.
Within 30 days of receipt of an applicatien, the planner will inform the applicant in
writing if the application is complete, and if not, what items must be submitted.
Processiug of the zpplicaticn will not begin until it is complete. FPlease answer _
all questions. Where guestions do not apply to youxr project, indicate "not applicable'"

or N.A.

The following inform

WRITIEN INFORMATION:

1. Describe the pruposad develoyment.
tanks, water wells, roads, grading, etc...

Include incidental improve .ents such as septic

7. TDoes iLiwe developuent itvoive Sinlis, filliug we diScging of ooan cocastal wators
> = Hi-iig F 3

wetlands, estuzsries or lakes?

3. Wil: the development extend onte oT adjoin any beach, ridelands, submerged lan.s

or public trust lands?

sayry for all applications). Tie

{fication of all property owners

The County will send notice

jcation to all property owners within 300 feet. It is the

and deliver coastal permit notices to all residents
The County will provide copies of the required

4. Notification of nearby property owners (neces
Coastal Act and Marin County code require not
and residents within 300 fest of a coastal project.
af a Coastal Permit appl
applicant's respensibility to h
within 300 feet of the project.

[\




Y
INFORMATIUN REQUIREJ‘Q& APPLICATION FOR COASTAL PERMM (Continued)

. notiwe. The applicant must sifu a statement (Appendix A), stating that the
- notices have been delivered.

i MAPS AND PLANS: Three cojles, drawn to scale, of the following items. If a
coastal permit application is submitted concurrently with other County permit
applications, the number of plans may be reduced, subject to the approval of
the Plcaning Department. = o . ' ' '

1. Plot Plan indicating all proposed work, including any structures to be
removed. The plot plan should show existing property lines, the topography
of the site, natural features such as ere-~ks or rock outcrops and all existing
significant vegetation, including. significant vegetation to be removed as '

part of the projecet. ‘ T

2 Elevations of =zll proposed structures, including dimensions and exterior
. m7serials and colors: If an addition to at existing structure is pr._gosed,
show elevations of existing building as well as those of the addition.

3. Floor Plans of all proposed buildiungs.

4. Grading and Drainage Plans (if_appropriate). The grading plan should show T ‘ '

existing and praposed contours, the amount of propused excavation and fill
(in cubic yards), and proposed depozition and/or borrow sites. Permit

applications for grading, which involve cut slopes in excess of 8 feel or
£ill in excess of 5 feet, shall include & report fron o reglstered soils or
civil engineer. Grading and drainage plans should be combined with the plot

plan (1), if feasible.

5. Septic System Plan, if pfoposéd'as part of the development.

6. Geologic Hazards. TFor development in areas of high geologic risk {as identified
by the LCF Geologic Hazards Maps), applications shall be accompanied by & . -
report fromja registered civil or structural engineer briefly describing the
extent of pofential geologic hazards, Such reprit shall:include construction,
siting and cther recommended techniques te mitigate possible geovlogic hazards..

e Planning Director.

2. Such additional Information as may be required by th




SCHWARTZ © WAAG ASSOCIATES RVING L. schwaziz CE. }
CIVIL ENGINEERING AND LANI SURVEYING DALE G. WAAG, LS.

June 23, 1981

Marin County Planning Department
Civic Center &
San Rafael, CA 94903 -

RE: Coastal Permit
Colette Combs, etal
21 Calle Del Onda
) qtlnson Beach
/.—ﬂ"“"—--.. - ﬁ)
Gentlemen.:-
! R

Following is the written information reguired in the
application:

7
0 ALHADD
0 SN 1

3

-
-
)

NIV
I NIHLHY

gL ARHELE

L. The proposal is to divide a 15,200 sguare foot parcel
of land, presently containing sne residence, into two
building sites. A tentative map for tiLis division was
approved by the Marin County Planning Commission.
Copies of the tentative map and conditional approval-

are enclosed. A Negative Declaration was filed for

this project on September 11, 1979.

No physical imprcvements are proposed at this time.
Hewever, the tentative map and conditions speaks to
access, water supply and sewage disposal for the

proposal.

The proposal does not involve diking, £illing ox
dredging.

The project adjoins Stinson Beach.

Upon submittal to us of the required notice, we will
hand deliver a copy to all residences within 300 feet
of the property. Please send the required notice to

the undersigned to deliver, as we are the applicants'
aunthoriged ggent.

134 PAUL DRIVE

SAN RAFAEL, CA 94903  (413) 472-520¢



Marin County -2~ ' June 23, 1981
Planning Department

If you require additional information, please contact the
undersigned and copy us with all notices and correspondence.

Sincerely, .

SCHWARTZ -WAAG ASSOCIATES

g// 4
I;;;Z; L. ‘Schwartz .E.

=
v T

LS:x

. cc: Colette Combs E
: enc: Application Form

- Application Fee, $150.

Tentative Map - 3 Copies

Tentative Map Apprcval - 1 Copy
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NORTH CENTRAL COAST REGIONAL CONiISSION o
o 1650 HORTHGATE DRIVE; SUITE 130 !
SAN RAFAEL, CALIFORNIA 34903 — (415) 472-4321

" INITIAL SUMMARY REPORT AND STAFT RECOMMENDATION Nbveﬁbér 21, 1979

Permii Number: 2479 .
" Applicant: -+ Colette Combs .

Project Locaticn:- 21 Calle del Onda (AR#Y35-162-13,1)), Stinson Beach,
: Marin County -

Lend Division of 15,200 square foot parcel into two parcels

Proposed Defelopmant:
. of 7,500 and 7,700 square feet.

STAFF RECOMMENDATION:

The staff recommends that the Commission adopt the following resolution:

I. Denial

‘The Commigsion hereby denies a permii for the propozed development on the grounds
that it is not in conformity with the provisicns of Chapter 3 of the Zoastal Act
of 1976 and would prejudice the ability of the local government haviug juris-

diction over the area to prepare a Lncal Cecasial Program conforming to the pro-
vigion of Chapter 3 of the Coastal Aut of 197€.

II.Findings and Declarations

The Commission finds and declares as follows:

1. pBite Description. The project site is located ¢t the end of Calle del. Onda
adjacent to Upton Beach (See Exhibit 1). The 15,200 square foot site contains

. one existing dwelling unit located on the northern portion of the property.

The southern (or seaward) half of the property consists of sandy beach area
located between the first ' inix of terrefitrial wegetatior, (ice plant) and the
sea. According to the propesed parcel map, approximately 20' of the 190' deep
parcel is gituated below the mean nigh tide line, while 40' of the 190 is
below the mean higher high water line. (See Bxhibit 2) Existing dwellings occur
both north and south of the subject properby generally as showa in Exhibit 3.

2. Project Description. The applicant seeks a permit to divide a 15,200 square foob
parcel into a 7,500 sguare foot parcel (Parcel A) and a 7,700 square £

oot parcel
(Parcel B) as shown in Exhibit 2. Sewage disposal for Parcel A would utilize an

existing septic tank and leachfield system which runs along the northern property
line., Parcel B would be serviced by a new sepiic system located 45' south of

the existing property line or 5' south of the new property line of the parcel

which ould be established by the land divisicz map. No construction is proposed
as part of the application, and no site plan hzs been submitted which describes

how a new dwelling will be located on Parcel B. Under the R-2 zoning in the Calles,

the new parccl could be developed with either z single-family dwelling or a du~
plex.

3. Public Access. The applicant's lot is located immediately adjacent to

the ocean in an area which has historically rezeived tremendous use from resi-~
dents within the Bay area because it provides one of the sunniest, most fog-{ree
climates of any coastal area in the region. A#ccording to the propused parcel
map, approximately one-half of the property cczsists of usable sandy beach area

Commission meeting
of November 29, 1979
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Permit #2L4-T9

RN

uolette Combs

"and a significant portion is actually locazted below the approximate Mean 5
High Tide Line. Protection of the use and enjoyment of this kind of beach
area is requlred by several pOllPl“S of the Coastal Act.

Section 30211 \f the Coastal Act provides in part that new development shall not
interfere with the public's right of accesc to the sea . . . including but not
limited to, the use of dry sand and rocky coastzl beaches to th~ first line of
terrestrial vegetation. In addifion, Section 30240(b) provides in part that
development in areas adjacent to . . . parks and recreation areas shall be sited

and designed to prevent impacts which would significantly degrade such areas.
Finally, Section 30251 pr--vides:

"The scenic and visual qualities of coastal areas

shall be considered and protected as a resource of
public importance. Permitted de.elopment shall be
gited and designed to protect views to and along the
ocean and senic coastal areas, to minimize the alter-
ation of land forms, to be visually compatible with

the character of surrounding aveas, and, where feasi-
ble, to restore and enhance vigsual quallty in visually
degraded areas. New development in highly scenic

areas such as those designated in the California Coast-
line Preservation and Recrestion Plan prepared by the
Department of Parks and Recreation and by local govern-—

ment shall be subordinate to {the character of the
setting."

The proposed subdivision would have several significant impacts on public use

and enjoyment of the sandy beach area on the site and on the scenic and visual
quality of the area in conflict with the above sections of the Coastal Act.

The first impact would consist of potential destruction of the sandy beach
ares in order to accomodate construction of single-dwelling 4r duplex on Parcel
Be Although a site plan has not been submitted with the application, construc~
tion of a house or duplex will likely need to extend seaward beyond the first
line of terrestrial vegelation because of the very limited area between the
proposed septic system and leachfield and the vegetation line. (Approximately
30 feet ) The second impact, one which would result even if A new structure
could be gited behind the first line of terrestrial vegetation, would consist
of a very significant adverse impact in the exisbing scenic and visual character
or the area by the creatlon of a lot which would permit the construction of an
additional dwelling or duplex immediately adjacent to the sandy beach - .trout
the benefit of ap adequate buflfer area to protect both the public and the pro-

. porty owner.

The impact of the construction of a dw lﬂng or duplex on a new heach front lot

io especlolly significant bocause the subject land division is located in one of
the few remaining sections of Upten Beach where Lho public ase and enjoyment of
the beach has not boen dograded by the block wall effect oL a rot: of houses irmedi-
ately adjacent to the Beach. BSuch a blcelh wall effect has nob thus fay occurred

in the subject area because the road right-of-way immediobtely northwest of the
subject property and the substantial seilacks which have been observed by the
exdsting dwellings on both tha suhject parcel and vhe zdjatent property to the

CommZssion meebing
of rovember 29, 1979
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Goletgg Combs

southvest, now_ﬁrovide. a hiffer area which has minimized the impacts that the
existing dwellings have on the Scenic and visual character of the beach.

The protection of such a buffer is extremely important in protecting public use
and enioyment of the beach and the scenic and visual character of the area. It
is essentizl to assure that the open beach area remains inviting to members of
the public, contains adejuate open space for light and air, and that it is
adequate to maintain a physical buffer between public recreational uses and
residents, in order to minimize the visual impacts of the exisbing development
and protect property owners from noise and potentisl conflicts with beach use.
Due to the very limited area between the proposed septic system and leachiield

on the new lot and the sandy beach, (only 30 feet) the existing buffer wonld be
lost @s a result of the proposed land division. -

The Gommission has previously approved construction of dwellings on historically
exisbing beach front lots only after special care has been taken to msure that
such dwellings have been sited and designed to the maximum extent feasible to

_protect the scenic and visual character of the area and public use and enjoyment
of the sandy heach. ‘

Such historis.lots which vere created prior to the existence of the Coasual Act, repre-
sent a comitment to a land development pattern that would no longer be considered
appropriate unde: the standards contained in the Coastal Act. In view of the

policies of the Coastal Act stuted above, the creation of new lots along the beach
front as proposed in the subject application can not now be permitted in order

to assure continued protection of the public use and enjoyment of this very
important recreational area.

Lo -Natural shoreline processes. Section 30235 of the Coastal Act provides in part:

Revetments, breakwaters, groins, harbor channels, seawalls,
and- other such consttuction that alters natural shoreline
procesgses shall be permifted when required to serve coastal-
dependent uses or'to protect existing structures or public
beaches in danger irom erosion and when designea 0 elimate

or mitigate adverse impacts on local choreline sand supply . . .

(emphases added )

While the above policy specifically provides for the construction of protection
devices when required to protect existing structures, it does not permit their
construction in connection with new structures except to serve coastal dependent
uses. In the subject case, the creation of a new parcel is proposed which would
perimit the construction of a new structure (a non-coastal dependent use) in an
area vhere some form of shoreline protective device may be reawired in order to
protect the structure from wave nn up and tsunami hazard. Such a device in this
location would have a substanbial visual and psychological impz2et on the adja—

cent beach area, and could impede the natural shoreline processes of littoral
sand trangport.

The Commission finds that in view of the above cited policy of the Coastal Act
which restricts the use of shoreline protection devices to those situations
where ‘they are required to serve coastal-dependent uses or to protect existing
struckures, the creation of a new lot to allow construction of a non coastal
dependent use which could require some form of shoreline protection device
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cannot be permitted.

5s Preparation of Local Coastal Program. Section 30604 of the Coastal Act re-
quires that a proposed development must be consistent with Chapter 3 ¢ the Act
and that its approval miust not prejudice the ability of a local government to
prepare a local coastal program that is in conformity with the provisions of
Chapter 3 of the Coastiul Act. The applicable Local Coastal Program for this
area is now underguing hearings before the Commission prior to final certifica-
tion. One of thes issues which has been raised during these hearings is the need
for the Local Coastal Program to provide more specific policy guidance on the
protection of public access to sandy beach areas and on the siting and dsign

of developments located adjacent to such beach areas in order to assure that the
County's Local Coastal Program adeguately complies with the provisions of Section
30211, 30240(b) and Section 30251 of the Coastal Act cited above. The following

policy statements have been proposed for inclusion within the County LGP in |
response to these concerns:

Development of other shorefiont lots within the Stinson Beach and Secairift arezs
shall assure preservation of the naturel sand dune formations in order io protect
environmentally sensitive dune habitat, vegetation and to maintiin the natural
protection from wave runup which such natural dunes provide. Vhere no dunes are
cvident, any new development on shovefront lots shall be set back behind the
first line of terrestrial vegeiation to tho moximum oxtent feasible in order to
minimize the need for protective works, protect sandy beach habitab, and to
provide a buffer area betwesn private and public use areas in order to protect

both {the scenic and viswal character of the beach and the public rights-of
acecess to the use and enjoyment of dry sand areas.

No additional subdivision of beachfront lots shall be pemnitted in recognitiorn
of the cumulative negative impacts.such divisions would have on toth public and
private use of the beach except if a finding is made that such a subdivisioen
will be consistent with the atove policy. * Sindlarly, the ercetion of fences,
signs, or other stractures seaward of any existing or propased development

and the modification of any dune an sandy beach avea shall not be permitted
exceph ag provided in Policy Group ITI of the LCP in ordor to protect

notural shoreling processes, the scenic and visual character of ihe beach,

and the public and private use of dry sand areas in accordancs with Segtion
30211 of the Coastal Act. )

Approval of a proposed subdivision on the subject property would be inconsistent
with the above policy because it would provide for the creation of a lot adja-
cent to the sandy beach withoud provision for an adequate buifer or set back from
the first line ol terrestrizl vegetation for protection of public use of the dry
sand area and the privacy of the residents. Creation of Parcel B would also not

be donsistent because it would not minimize the need for protective works in accor-

dance with the above policies and Section 30235 of the Coastal Act as previously
noted.
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Date 9/11/79
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[ J5i1 Engle Road 95821 LAND DIVISINN APPROVAL WITH CONDITIONS
T ; Assessor's Parcel 195-162-13,14

Your preliminary land division map was approved on _ 9/11/79

subject to the following conditions: .

» and is

1. Pricr to issuance of any building permit. for parcel ''B" applicant for such permit
shall apply for a Tidelands Permit under Section 22.77.040 of Marin County Code.
shall be made, and building permit shall only be oranted if the Tideiands Permit
is approved, or determined not to be réquired, under Chapter 22 77 of Marin County

Code.

The Parcel Map submitted for cecordatjon shall showsthe 25 ft. wide access and
parking easement zcross parcel '"A' appurtenant to parcel *'8'" approximately as
shown on the tentative map.

Prior to Issuance of any building permit for parcel "B'' application shall be made
for any required permit from the North Central Coast Regional Commission.

Prior to approval of a parcel map for recordation applicont shall obtain agproval
from the County Fire Department of existing provisions for fire protection or shatl
make appropriate arrangements for additional water and other provisions for fire
protection as may be required by Marin County Fire Department.

The septiec tank drainfield configuration on parcel '"B'" shall be generally as |

shown on the approvel ‘'Combs Land Division Tentative Map Revised Drainfield dated
8--10-79"" to which these conditions are attached and on file with the Marin

County Planning Department.

The parcels created by this land division are not to be considered building sites
nor may any-of them be sold until your parc2) map is approved by this Department
and recorded. A twelve month period is permitted in which to file your parcel
map, and a one ycar extension may be granted for cause prior to the expiration of
the twelve menth period. .

Appeal to the Plonning Commission of this decision or any part of it may be made
in writing, accompanied by a §iag,ouliling fec not later than 9/18/79

Yery truly yburs,

Raymond J. Aheagf, Planncr
CC: Department of Public Works
Building Inspection
Stinson Beach County Water District
North Central Cdast Regional Commission

Frost & Meglio Assoc. {(Attn. Irv Schwartz)




