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1.  Purpose of the Preapplication 
 
The owner of the property near 11680 State Route 1, Point Reyes Station in Marin County (APN: 
119-050-04, 119-050-09, 119-140-03, and 119-140-09) is planning to subdivide the 82.32-acre 
property into 27 parcels with each parcel having an area ranging from 1.49 acres to 5.89 acres 
with a density of approximately one parcel per 3.05 acres (82.32 ÷ 27 = 3.05). Considering the 
complexity of the large subdivision planning project, the purpose of this Preapplication is 
intended to obtain comments and guidance from the County’s reviewing public agencies. It is our 
understanding that the reviewing public agencies will review the Preapplication documents and 
prepare a written report summarizing the findings in their research. Typically, the written report 
will focus on policies and regulations that may affect the project, application and submittal 
requirements, and environmental review. We will use this written report as an important guide for 
our subsequent preparation of the subdivision planning application documents and design plans. 
 
The following public agencies are anticipated to review the Preapplication: 

• Marin County Community Development Agency; 
• Marin County Zoning Administrator; 
• Marin County Department of Public Works; 
• Marin County Environmental Health Services;  
• North Marin Water District; and 
• Other public agencies as recommended by the Community Development Agency. 

 

2.  Property Description 
 
The subject property (82.32 acres) is located near 11680 State Route 1, Point Reyes Station in 
Marin County (APN: 119-050-04, 119-050-09, 119-140-03, and 119-140-09). Figure 1a shows 
the property location in Marin County and Figure 1b shows the project vicinity and the existing 
property parcels (4 parcels). The property is bounded by Point Reyes-Petaluma Road and 
Lagunitas Creek on the south, State Route 1 to the west, rural residential housing to the north, 
and open pastureland to the east. 
 
The subject property consists of four (4) lots (69, 79, 80, and 81). Refer to Figure 2 for the 
Record of Survey prepared by Adobe Associates in 2022 and refer to Appendix A for the 
complete Record of Survey.  Table 1 is a summary of the four lots.  
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Table 1  Summary of the Four Lots of the Subject Property 
 

Lot ID 
Document 
Number  

(DN) 

Assessor’s Parcel 
Number  
(APN) 

Area (acre) 

69 

1999-0091165 

119-140-03 
119-140-09 8.01 

79 119-050-04 25.78 

79 

119-050-09 

14.89 

80 14.89 

81 18.75 

Total   82.32 

 
 

3.  Aquatic Resources and Slope Constraints 
 
The site is positioned in a topographically steep section of Point Reyes Station surrounded by 
rural residential development, pastureland, and light commercial development. The majority of 
the project site is undeveloped and consists of pastureland with several seasonal drainages, stock 
ponds, and wetland seeps based on the Huffman & Associates’ reconnaissance of the site in 2005 
(see Figure 3). A small parcel near the southwestern end consists of a farmhouse with attendant 
features. Current land use is limited to cattle and horse grazing. 
 
Figure 4a shows the topographical contours based on the 2023 topographic survey using the 
Real-Time Kinematic (RTK) Observations method. The site elevation ranges from about 40 ft 
NAVD88 near Point Reyes-Petaluma Road in the south to about 400 ft NAVD88 in the northeast. 
Below is a summary of site slopes based on a preliminary slope analysis (see also Figure 4b). 
The site has an average slope of approximately 28.5%. 
 

Slope Range Acres % of Site 

< 15% 13.09 15.9 

15% - 25% 22.10 26.9 

25% - 45% 39.24 47.7 

>45% 7.75 9.5 

Total 82.18 100 
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4.  Zoning 
 
Figure 5 shows the Point Reyes Station zoning and the property location. The property is within 
the zoning of C-ARP-3 -- Coastal, Agricultural, Residential Planned (1 unit per 3 acres). The 
planned 27 parcels in the 82.32-acre property would have a density of approximately one parcel 
per 3.05 acres, meeting the density requirement for the C-ARP-3 zoning. 
 

5.  Categorical Exclusion from the Coastal Commission Permit Requirements 
 
The property is located within an area with developments excluded from the California Coastal 
Commission permit requirements under the Commission’s Categorical Exclusion Order E-81-6 
(see Appendix B). The Categorical Exclusion Order E-81-6 was adopted by the Commission on 
January 7, 1982, and amended on August 12, 1982. This Exclusion Order sets forth the 
conditions whereby specific developments are excluded from the permit requirements of the 
California Coastal Act of 1976. This Exclusion Order encourages developments in the expansion 
area of Point Reyes Station. 
 
Under the Categorical Exclusion Order E-81-6, the following three categories of development in 
the Marin County Local Coastal Program Unit II area are excluded from the Coastal Commission 
permit requirements: 

1. Construction of single family residences in the community of Point Reyes Station;  
2. Land divisions in the community of Point Reyes Station; and 
3. On-site signs, agriculture-related development, lot line adjustment not resulting in a 

change in density or the creation of new parcels, and traffic control signing and minor 
roadway improvements. 

 
Figure 6 shows the categorical exclusion areas in Point Reyes Station and the location of the 
subject property.  As shown in Figure 6, the property is located within an area with developments 
excluded from the California Coastal Commission permit requirements. 
 
The Categorical Exclusion Order E-81-6 sets the following specific terms and conditions for land 
subdivisions in the community of Point Reyes Station: 

a) For purposes of this Categorical Exclusion, the community of “Point Reyes Station” is 
defined as the land area which lies within the community expansion boundary 
recognized in the Local Coastal Plan.  

b) Where properties divided pursuant to this Exclusion Order have frontage on State 
Highway One, there shall be recorded by the applicant/landowner an irrevocable offer to 
dedicate to an public agency, or to an appropriate transportation agency, or to a private 
association approved by the Commission, an easement consisting of a ten-foot strip 
contiguous with and paralleling Highway One, which shall be made available to the 
appropriate agency for the development of bicycle routes, intra- and intercommunity 
trails, and non-automobile alternatives on and through the property. The offer shall be 
irrevocable for a period of ten years, running from the date of recording and shall run 
with the land in favor of the people of the State of California, binding successors and 
assigns of the applicant and/or landowner. Such offer shall be recorded free of prior liens 
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and encumbrances except tax liens. This requirement is essential for the preservation of 
planning options for nonautomobile transportation and circulation. The requirement 
addresses Section 30252 of the Coastal Act regarding public access and transportation 
alternatives and the Transportation and Road Capacity policy under “Public Services and 
New Development” of the Marin County LCP. 

c) The size of parcels resulting from a division under this order shall be no less than the 
minimum acreage allowed for the zone under the County zoning maps in effect at the 
time this order is adopted by the Commission. 

d) The County of Marin shall forward copies of the final parcel map(s) for all projects 
approved pursuant to this Exclusion to the Executive Director. 

 
The subject property has frontage on State Highway One. The property owner is willing to and is 
prepared to make an irrevocable offer of a ten-foot strip contiguous with and paralleling State 
Highway One to the appropriate public agency. 
 

6.  Proposed Subdivision 
 
The 82.32-acre subject property is proposed to be divided into 27 parcels with each parcel having 
an area ranging from 1.49 acres to 5.89 acres with a density of approximately one parcel per 3.05 
acres.  Figure 7 shows the proposed subdivision. Table 2 is a summary of the proposed 27 
parcels. The total area of the proposed 27 parcels will be 76.76 acres. Note that the subject 
property has a small area (3,068 sq.ft or 0.07 acre) at the southeast corner that extends into the 
south side of Point Reyes-Petaluma Road. This small area will not be included in the proposed 
subdivision. 
 
The proposed subdivision will also include 0.74 acre of public road improvements along Point 
Reyes-Petaluma Road and 4.75 acres of common areas including common driveways (3.03 
acres) and utilities layout and maintenance areas (1.72 acres).  
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Table 2  Summary of Proposed Parcels 
 

Parcel ID Square Feet Acres Perimeter (ft) 
1 256,409 5.89 2,133 
2 131,365 3.02 1,440 
3 127,380 2.92 1,352 
4 91,044 2.09 1,298 
5 92,100 2.11 1,483 
6 112,429 2.58 1,872 
7 126,418 2.90 1,502 
8 102,191 2.35 1,334 
9 117,630 2.70 1,701 

10 65,057 1.49 1,089 
11 94,630 2.17 1,340 
12 131,409 3.02 1,697 
13 96,925 2.23 1,337 
14 98,407 2.26 1,418 
15 82,724 1.90 1,573 
16 121,551 2.79 1,445 
17 171,771 3.94 1,875 
18 158,485 3.64 1,670 
19 132,566 3.04 1,429 
20 83,009 1.91 1,239 
21 132,471 3.04 2,059 
22 129,141 2.97 1,760 
23 147,188 3.38 2,178 
24 189,078 4.34 1,831 
25 116,313 2.67 1,658 
26 132,188 3.04 2,145 
27 103,918 2.39 1,384 

Total 3,343,801 76.76 43,238 
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7.  Water Supply and Sewage Disposal 
 
North Marin Water District provides water supply service for the community of Point Reyes 
Station (see Figure 8). Initial discussion with North Marin Water District indicated that the 
district is willing to and has the water supply capacity to provide water supply service to the 
proposed subdivision. 
 
There is no public sewer service in the project vicinity.  An on-site wastewater treatment and 
disposal system will be planned for each individual parcel of the proposed subdivision. 
 

8.  Flood, Seismic, and Geologic Hazards 
 
The entire subject property is outside of the FEMA 100-year flood zone (see Figure 9).  Figure 9 
shows that the adjacent Lagunitas Creek has a 100-year base flood elevation (BFE) of 25 ft 
NAVD88 at the downstream end of the property. The FEMA flood map does not establish the 
BFE at the upstream end of the property. Using the same downstream water surface elevation 
profile slope shown in Figure 9, the BFE at the upstream end of the property is estimated at 
about 29 ft NAVD88. The property elevation along Lagunitas Creek is about 40 ft and is 
separated from the creek by Point Reyes-Petaluma Road. The property elevation is at least 11 ft 
higher than the BFE of the adjacent Lagunitas Creek. 
 
The nearest seismic fault, San Andreas Fault, is on the west side of the subject property with a 
distance at about 5,220 feet or about 1 mile (see Figure 10). The property is not within a Seismic 
Hazard Zone for seismically-induced landslides, fault rupture, and liquefaction, as delineated 
under the California Seismic Hazards Mapping Act of 1990. 
 



Figure 1a 



Figure 1b 



Figure 2 



Figure 3  Aquatic Resources and 100-Foot Buffers 
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Figure 4b   Site Slope Analysis 
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Legend
Coastal Zone Boundary

Village Limit Boundary 

Inverness - see Map28f for zoning

Parcel boundaries

Zoning*

C-OA  Coastal, Open Area

- - -

- - -

8 8 8

8 8 8
C-APZ-60  Coastal, Agricultural Production Zone (60 acre minimum lot size)

C-ARP-5  Coastal, Agricultural, Residential Planned (1 unit per 5 acres)

C-ARP-3  Coastal, Agricultural, Residential Planned (1 unit per 3 acres)

C-ARP-2  Coastal, Agricultural, Residential Planned (1 unit per 2 acres)

C-ARP-1.93  Coastal, Agricultural, Residential Planned (1 unit per 1.93 acres)

C-ARP-1  Coastal, Agricultural, Residential Planned (1 unit per acre)

C-RA-B3  Coastal, Residential, Agricultural (20,000 sq. ft. minimum lot size)

C-RA-B2  Coastal, Residential, Agricultural (10,000 sq. ft. minimum lot size)

C-RMP-1  Coastal, Residential, Multiple Planned (1 unit per acre)

C-RMP-3.2  Coastal, Residential, Multiple Planned (3.2 units per acre)

C-RMP-4.3  Coastal, Residential, Multiple Planned (4.3 units per acre)

C-RMP-6.5  Coastal, Residential, Multiple Planned (6.5 units per acre)

C-RMP-8  Coastal, Residential, Multiple Planned (8 units per acre)

C-RMPC  Coastal, Residential/Commercial Multiple Planned

C-VCR-B2  Coastal, Village Commercial/Residential (10,000 sq. ft. minimum lot size)

C-VCR  Coastal, Village Commercial/Residential (7,500 sq. ft. minimum lot size)

The Coastal Zone Boundary is shown for illustrative purposes only and does not
define the Coastal Zone. The delineation is representational, may be revised
at any time, and may not eliminate the need for a formal boundary determination
made by the Coastal Commission.

SOURCE: Marin County Community Development Agency
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Subject Property 

Figure 6 

AutoCAD SHX Text
Lot 81 4 RM 30 (R2) 18.75 Acres DN 1999-0091165 APN 119-050-09

AutoCAD SHX Text
Lot 80 4 RM 30 (R2) 14.89 Acres DN 1999-0091165 APN 119-050-09

AutoCAD SHX Text
Lot 79 4 RM 30 (R2) 14.89 Acres DN 1999-0091165 APN 119-050-09

AutoCAD SHX Text
Lot 79 4 RM 30 (R2) 25.78 Acres DN 1999-0091165 APN 119-050-04

AutoCAD SHX Text
Lot 69 4 RM 30 (R2) 8.01 Acres DN 1999-0091165 APN 119-140-03, 09

Xiaoqing Zeng
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Figure 7  Proposed Land Subdivision 
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Date: 12/19/2016 File: Map 20_Public Facility Service Areas.mxd

MAP 20
PUBLIC FACILITY SERVICE AREAS

SOURCE: Marin County Community Development Agency

Public Facility Service Areas
Marin Municipal Water District

North Marin Water District

Stinson Beach County Water District

Coast Springs Water System

Estero Mutual Water Company

Bolinas Community Public Utility District

Inverness Public Utility District

Muir Beach Community Services District

Tomales Village Community Services District

Not Shown: Tomales Sewer Maintenance District, which 
covers approximately 11 acres within the Tomales community.

The Coastal Zone Boundary depicted on this map 
is shown for illustrative purposes only and does not

define the Coastal Zone. The delineation is representational,
may be revised at any time in the future, is not binding on 
the Coastal Commission, and may not eliminate the need

for a formal boundary determination made by the Coastal
Commission. 
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This map is a user generated static output from an Internet mapping site and
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FEMA 100-Year Flood Zone 
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