


Marin County Affordable Housing Fund & PLHA Application 
 
Applicant Information 
 
Organization:   Bolinas Community Land Trust (BLCT) 
 
Contact Name:  Arianne Dar    Title:  Executive Director 
Address:   PO Box 805 
   Bolinas, CA 94924 
 
Phone:   415-868-9468    Email: adar@bolinaslandtrust.org 
 
Development information 
 
Development Name:   31 Wharf Rd 
Development Address:  31 Wharf Rd, Bolinas, CA 94924 
APN:      193-061-03 
 
Number of anticipated units by income level and bedroom count 
 

 Very-Low Low Moderate Market Total 
Studio      
1      
2 5     
3 4     
4      
Total      

 
1. Summary 
 
Acquired in November 2019 with private donor funding, 31 Wharf Rd will be a new 
construction, mixed-use project providing nine (9) two- and three-bedroom apartments 
affordable to households earning less than 50% AMI, and one small commercial space. Four 
apartments will include some ADA elements or adaptability, and one ground floor apartment 
will be fully wheelchair accessible. The project will have 16 parking spaces, one of which will be 
restricted and ADA accessible.  
 
In October 2021, the project received full entitlements from the Coastal Commission Permit 
and Design Review, which included the completion of the following reports and surveys: Tribal 
Review, Design Review, Historical Review, Biological Survey, Geotechnical Report, and a Traffic 
Study. The Coastal Commission determined the project was exempt from the California 
Environmental Quality Act (CEQA) review requirements based on the environmental and 
historical studies provided. BCLT is preparing to submit the building permit application in March 
2022, which may be approved by end of May 2022.  



 
Bolinas is a rural community in Marin County with a population of about 1,000 residents. 
According to Census data and IRS tax returns, about 70% of residents earn less than 80% of 
HUD AMI and the median household income is less than 50% AMI. Home prices and rent prices 
have sky rocketed and local families have been forced to move out, especially essential 
workforce employees (e.g., emergency responders, teachers, and health care workers). As the 
only housing organization serving Bolinas, BCLT faces a very high demand for affordable 
housing options for the community.  
 
The project is designed specifically to provide affordable, family-size apartments, which are in 
high demand in the Bolinas community, especially for essential workers who support the school 
district, emergency safety services and local health care. In addition to its waitlist of 200 
households, BCLT will also engage in affirmative marketing across Marin County to ensure this 
opportunity is made available to the broader, more diverse community. 
 
BCLT is submitting this application request for $500,000 from the Marin Housing Fund and 
$900,000 from PLHA funds to match the first $400,000 from the Marin Housing Fund and this 
new request of $500,000 from the Marin Housing Fund, for a total application request of 
$1,400,000.  
 
2. Background/Applicant Experience 
 
2.1 Property History 
Acquired in November 2019 with private donor funding, 31 Wharf Rd will be a new 
construction, mixed-use project providing nine (9) two- and three-bedroom apartments 
affordable to households earning less than 50% AMI, and one small commercial space. BCLT is 
in process of securing a commercial mortgage from a CDFI, and has also requested the 
following funding from the County: 
 
$400,000 Marin Housing Trust Fund (approved in 2020) 
$800,000 HOME Funding (submitted/pending 2022) 
$450,000 Measure W Funding (submitted/pending 2022) 
 
2.2. Applicant Profile 
The Bolinas Community Land Trust (BCLT) is a non-profit organization working relentlessly to 
bring security and balance to our West Marin communities in the form of reliable, affordable 
housing for our current and future low-income residents. BCLT currently offers permanent 
rental housing to people of all walks of life who earn between 20-60% AMI in Marin County, 
and is in the process of developing homeownership opportunities for people who earn less than 
50% AMI. 100% of BCLT tenants qualify as low-income residents (earning <80% AMI) of West 
Marin. Our tenants are diverse and represent people of many races and ethnicities (Black, 
Biracial, Hispanic/Latino, and Middle-eastern), all ages, people who are able-bodied and people 
with disabilities, section 8 voucher holders, and include workers, the unemployed or retired. 
Many of our tenants are members of the essential workforce that serves the larger community. 
BCLT’s housing portfolio currently serves approximately 38 individuals in 23 households. BCLT’s 



housing waitlist of approximately 200 people includes at least 50 “low-income” family 
households, 50% of whom include at least one person who identifies as Latino and/or a person 
of color. BCLT identified the Latino population in our community as particularly underserved. 
BCLT has served over 30 families who identify as Hispanic/Latino with our local rental assistance 
program.  
 
In addition to housing, BCLT also manages the Bolinas Gas Station and a new, USDA-funded, 
septic system upgrade loan program that will serve 25 low-income homeowners and others 
wishing to add ADUs to create additional affordable housing. BCLT’s board of directors is made 
up of nine people including six women and three men, six of whom are low-income. BCLT’s staff 
is made up of eight people, including six women and two men. 
 
2.3 Project Manager 
Arianne Dar, executive director, and Annie O’Connor, program manager, will supervise and 
manage the 31 Wharf Rd project. Ms. Dar has served as BCLT’s executive director since 2017 
and as a BCLT Board for two years before becoming executive director. Ms. Dar has more than 
15 years of experience supervising real estate development and renovation projects, including  
the development and project management of four BCLT properties (6 affordable housing units),  
five other residential properties in Bolinas (7 residential units), and one commercial property in 
downtown Oakland with 6 units.  
 
Ms. O’Connor joined BCLT in April 2021 and is a seasoned project and program manager, non-
profit leader, and impact consultant. She excels at working across sectors and collaborating 
with diverse stakeholder groups. Her project management experience includes: 10+ years’ 
experience as an impact consultant co-designing custom strategy solutions with and for diverse 
clients and community members to address their self-identified priorities; 15+ years’ 
experience leading collaborative teams, to deliver various social impact metrics, through 
strategic management of the full project lifecycle; and 20+ years’ experience creating, running, 
and supporting multi-project environments that meet all stakeholder needs for inclusion, 
clarity, and confidence. 
 
2.4 Property Manager 
BCLT's full-time property manager, Mr. John W. Maalis, has 20 years of experience between 
construction and property management. Having experience with residential, commercial and 
educational facilities. Mr. Maalis is responsible for: scheduling maintenance, repairs, resident 
inquiries, tenant income certifications, and yearly lease signing. He manages all of BCLT's 6 
properties that make up 26 residential units and 3 commercial Spaces.  
 
3. Site 
 
3.1 Site Control 
31 Wharf Rd was acquired by BCLT in November 2019 with private donor funding; the Grant 
Deed is attached. 
 
 



3.2 Unusual Characteristics 
The site is 2.32 acres in size and spans two distinct zoning areas. The first, and street side of the 
property, is “C-VCR, village commercial/ residential”. This section also falls within a CNC 
designation, “C-NC, commercial mixed use, coastal zone”. The rear, hillside portion of the 
property is zoned “C-DAB2, residential /agricultural”. It has a second designation “C-SF5, low 
density residential coastal zone”. The project is proposed for the commercial area which allows 
multi-family developments. The portion that is not being developed is a steep wildland hillside.  
 
3.3 Existing Developments – N/A vacant land 
 
3.4 Adjacent Uses 
The property to the North-West of the building is a single-family home dating back to the turn 
of the last century. It is zoned as single family/village commercial. The property to the South-
West is the local saloon, taqueria and hotel. It is also zoned residential commercial. Across the 
street is the Bolinas Museum and a knick-knack store, the Bolinas Market and a public park.  
 
3.5 Neighborhood Amenities 
31 Wharf Rd is located directly across the street from the local grocery store and park. Adjacent 
to these amenities is a dentist office, community center, health food store, gas station, and 
library. Around the corner is the bus stop, post office and another park with Tennis courts. 
Public access to the beach can be found within a 1/4 mile on either side of the proposed new 
building. The school, clinic, fire station, skatepark and ball playing fields are within a mile.  
 
3.6 Environmental Issues/Site Suitability 
The project has received full entitlements from the Coastal Commission Permit and Design 
Review, which included the completion of the following reports and surveys: Tribal Review, 
Design Review, Historical Review, Biological Survey, Geotechnical Report, and a Traffic Study. 
The Coastal Commission determined the project was exempt from the California Environmental 
Quality Act (CEQA) review requirements based on the environmental and historical studies 
provided. The project is not in a Flood Zone.  
 
3.7 State/Federal Environmental 
If the project receives HOME funding, then it will require a full NEPA review, for which BCLT is 
currently planning. 
 
4. Development/Rehabilitation Plan 
 
4.1 Proposed New Construction – Entitlements 
The entitlements for this project include: coastal permit with design review, building permits, 
and water and sewer entitlements from the Community Public Utility District (BPUD).  BCLT 
might also have need for a CEQA review but was determined to be exempt from this based on 
the studies submitted as part of the coastal permit application. 
 
BCLT received it’s coastal permit and passed design review in October 2021 and was 
determined to be CEQA exempt at that time based on the results of the following completed 



surveys and studies: tribal review, historic and archeological reviews, biological survey, 
geotechnical reports, seismic assessment, traffic study and review of location outside of the 15 
year flood zone. 
 
BCLT has a water meter and the BPUD determined that it can service the project. BCLT is 
currently in negotiations with the BPUD to determine whether it better serves both entities to 
move the water service to a high yielding well on the property, developed by the BCLT, or 
whether the service should remain as proposed through the existing water meter. This detail 
should be determined before the end of February 2022. BCLT is preparing to submit the 
building permit application in March 2022, which may be approved by end of May 2022. 
 
4.2 Proposed New Construction – Local Planning contact. 
BCLT’s County Planning contact is Michelle Levenson. 
 
4.3 Proposed New Construction – Population to be served. 
31 Wharf Rd will create nine new, family-size rental apartments with rents targeted at 50% 
AMI, including one fully accessible ADA unit (ground floor) and four units will incorporate other 
ADA components, such as smoke/fire detectors for the hearing impaired. Through BCLT’s 
Affirmative Marketing across the broader county to organizations committed to serving people 
of color who’ve been underserved in the community, this project and future projects will 
provide an opportunity to increase ethnic and racial diversity in Bolinas. Census data show that 
the current demographic of the 1,074 residents of Bolinas consists of approximately 86% 
“White non-Hispanic”, 4% “White Hispanic”, 8.5% “Biracial”, 1.30% Asian and 0% African-
American. BCLT’s current housing waitlist has about 50 family households earning less than 50% 
AMI; 50% of whom include at least one person who identifies as Latino and/or a person of 
color. 
 
The project’s nine apartments will serve approximately 30 people in nine households. Our 
target is to serve approximately 70% Caucasian (21 people) and 30% Multi-Racial/Other Race (9 
people); approximately 43% Hispanic (13 people); approximately three Female Head of 
Household and at least two people with a disability. 
 
4.4 Proposed Rehabilitation or Acquisition Scope. – N/A 
4.5 Proposed Rehab – Population to be served – N/A 
4.6 Relocation – N/A 
 
4.7 Accessibility 
The project will include one fully accessible ADA unit (ground floor) and four units will 
incorporate other ADA components, such as smoke/fire detectors for the hearing impaired. 
 
4.8  Community Support 
The project’s community support is demonstrated by several large donations and pledges from 
private donors (approximately $3,910,000), a $500,000 grant from The Marin Community 
Foundation, and a jointly written letter of support from Mr. Dennis Rodoni, District 4 Supervisor 



and Ms. LeeLee Thomas, Deputy Director of Housing, Marin County Community Development 
Agency. 
 
5. Financing Plan (sources and Uses) 
 
5.1 Existing Financing 
 
$1,810,000 Funding has already been received/committed, including: 
 
$910,000 from a private donor for the acquisition of the property in 2019 
$500,000 from The Marin Community Foundation for pre-development work in 2020 
$400,000 from The Marin Housing Fund for pre-development work in 2020 
 
5.2  Proposed Financing: Sources & Uses Table 
 
BCLT has submitted applications for the following funding: 
 
Marin County: HOME Funding: $800,000 (expecting less, e.g., $600,000) 
Marin County: Measure W:  $450,000 
Marin County Housing Fund: $500,000 
Marin County PLHA matching funds: $400,000 + $500,000 = $900,000 
Commercial Construction-to-Perm Loan: $2,272,414 (in process with several lenders) 
 
5.3  Proposed Sources Narrative 
 
The project has secured $1,810,000 of its Total Development Cost of $9,762,414. In addition to 
the $4,922,414 in applications as noted above, BCLT is also actively raising the remaining 
$3,030,000 from: The Marin Community Foundation ($225,000), BCLT Equity ($5,000) and an 
active capital campaign to raise the final gap of $2,800,000 from several anonymous donors, 
one of whom has verbally pledged up to $3,000,000 as needed. 
  
5.4 Proposed Uses Narrative 
 
By October 2021, BCLT completed the acquisition and most of the pre-development work 
(included in the Uses & Sources Budget). By November 2021, BCLT bid out and selected its 
project contractor (Oliver & Company) and is using their project cost estimates for the Project’s 
Construction Costs shown in the Uses & Sources budget, which includes a 10% hard cost 
contingency. If the project start date is delayed from June 2022 to late 2022, there may be an 
additional 5% hard cost contingency. BCLT has budgeted $100,000 for its Developer Fee which 
is only 1.03% of the Total Development Cost (before Developer Fee) of $9,662,414. 
 
 
6. Project Operations 
 
6.1  Annual Operating Budget 



 
All 9 units at 31 Wharf Rd will be targeted as affordable to “very-low-income” households 
earning less than 50% HUD AMI, with rents set at 30% of 50% AMI, not to exceed the 2021 LOW 
HOME RENT LIMITS, which are currently $2,056 for 2-bedroom units and $2,375 for 3-bedroom 
units. Annual gross income from residential units plus one small commercial space 
($1,000/month), less vacancy deductions, provide an estimated annual gross income of 
$234,000. $234,000 Annual Gross Income less $92,000 Total Annual Expenses (which includes 
$400/unit replacement reserves and management fees of $90 per unit per year) leaves 
$142,000 Net Operating Income to cover the annual hard debt of $124,863, with a debt service 
coverage ratio of 1.14, leaving approximately $17,000 Net Cash Flow to supplement the 
project’s reserves. If the project is unable to achieve its fundraising goal of $3,000,000 or loan 
amount of $2,272,414, BCLT has been invited to apply for Project-Based Section 8 Housing 
Vouchers to supplement the rent income by an additional $180,000 per year (depending on the 
number of units targeted at either 50% AMI or 30% AMI). This additional income will balance 
the budget while still leaving adequate Cash Flow for unexpected expenses or to reinvest in the 
project’s reserve accounts. 
 
6.2  20-Year Cash Flow 
 
The 20-Year Cash Flow assumes annual rent increases of at least 1% and annual expense 
increases of about 2%. The projected Net Cash Flow shows at least $17,000 Annual Cash Flow 
which will be deposited into the Project’s Operating and Replacement Reserve accounts.  
 
6.3 Section Voucher Compliance – N/A 
 
Project Performance Schedule 

   Date 

Define scope of work/finish design  Nov 2019 

Complete planning and environmental 
review  Oct 2021 

Release bid package  July 2021 

Select contractor  Oct 2021 

Finalize contract  Oct 2021 

Obtain building permits  May 2022 

Start construction  June 2022 

Complete construction Aug 2023 
 
Authorized Personnel:   
Signature:      
 
        Date: February 16, 2022 
Ms. Arianne Dar, Executive Director, BCLT 



Total Units 10

   9,762,414    1,800,000       450,000       725,000    3,910,000  2,272,414  600,000  5,000 

900,000      900,000      -              
10,000        10,000        -              

910,000      -              -              -              910,000      -              -              -              -              

6,504,000   920,576      400,000      200,000      2,374,760   2,038,664   570,000      -              -              
220,000      50,000        50,000        120,000      -              
390,240      170,000      100,000      120,240      -              -              

General Liabilities Insurance 20,000        20,000        -              
-              -              -              

689,424      134,424      50,000        505,000      -              -              
7,823,664   1,225,000   450,000      400,000      3,000,000   2,178,664   570,000      -              -              

720,000      415,000      305,000      -              -              
95,000        45,000        20,000        -              30,000        -              
40,000        40,000        -              -              

855,000      500,000      -              325,000      -              -              30,000        -              -              

-              
-              
-              
-              
-              
-              
-              

-              -              -              -              -              -              -              -              -              

12,500        -              12,500        -              
2,500          2,500          -              
2,500          2,500          -              

-              -              -              
17,500        -              -              -              -              17,500        -              -              -              

-              -              -              
Lender Legal 10,000        10,000        -              

10,000        -              -              -              -              10,000        -              -              -              

23,250        23,250        -              
18,000        -              -              -              -              18,000        -              -              -              

Title & Recording
Total Construction Interest & Fees

Replacement Reserves ($2,000 per unit)

Credit Enhancement & Application Fee
Title & Recording
Other

Total Permanent Financing Costs
LEGAL FEES
Lender Legal Paid by Applicant
Other

Total Attorney Costs
RESERVES
Operating Reserves (25% of annual oper exp)

BANK FINANCING
Loan Origination Fee .5%

Hard Cost Contingency (10%)
Total New Construction / Rehab Costs

PREDEVELOPMENT COSTS
Architecture & Engineering
Phase 1 Report, Studies, Surveys
Legal Fees

Total Architectural & Engineering Costs
CONSTRUCTION INTEREST & FEES
Construction Loan Interest
Origination Fee
Credit Enchancement & Application Fee
Bond Premium
Taxes (COE thru 6/30/12 - 1.17%)
Insurance

Environmental Remediation

Acquisition Cost
Purchase Price
Closing Costs / Title-Recording (1%)

NEW CONSTRUCTION / REHAB
Renovations/Improvements
Site Work (Well/Septic) *BPUD? Pending
General Contractor Overhead (6%)

Total Purchase Cost

Project Acquisition & Construction Budget - Uses & Sources

Name 31 Wharf Rd - Downtown Residential Square Footage

Balance

Sources of Financing

Cost HTF/PLHA Marin Comm 
Fdn Anon Donor Loan BCLT EquityHOMEMeasure W



Total Units 10

Project Acquisition & Construction Budget - Uses & Sources

Name 31 Wharf Rd - Downtown Residential Square Footage

Balance

Sources of Financing

Cost HTF/PLHA Marin Comm 
Fdn Anon Donor Loan BCLT EquityHOMEMeasure W

41,250        -              -              -              -              41,250        -              -              -              

-              
-              

-              -              
-              -              

5,000          5,000          -              
-              -              

-              
-              -              -              

Taxes -              -              
5,000          -              -              -              -              -              -              5,000          -              

75,000        50,000        25,000        -              
Construction Mgt Fee 25,000        25,000        -              -              

100,000      75,000        -              -              -              25,000        -              -              -              

9,762,414   1,800,000   450,000      725,000      3,910,000   2,272,414   600,000      5,000          -              

Loan Term 30
Loan Amortization Period (years) 35

Initial Loan Rate Assumption 4.25%
Loan Pricing Index and Basis Point Spread

Annual Debt Service (year 1) (calculate for hard debt only) -$             -$             -$             124,863$       -$             -$             124,863$       
Loan Adjustment Period(s)

Loan Adjustment Caps (basis points)
Balloon Payments (term year) -$             -$             

Hard Debt Terms
  Grand Totals Sources and Uses

Total Developer Costs

Market Study /  Marketing
Furnishings 
Appraisal
Survey
Other

Total Other Costs
DEVELOPER COSTS
BCLT Developer Fee
Other

Capital Fees
Permit Processing Fees

  Total Reserve Costs
OTHER PROJECT COSTS 
Environmental Report
Local Development Impact Fees



Project Name MSA/PMSA 94924

Household size 1 Person 2 Person 3 Person 4 Person 5 Person 6 person 7 Person 8 Person
50% HUD AMI (Very Low) 63,950      73,100           82,250         91,350      98,700         106,000    113,300         120,600    
100% HUD Area Median Income 127,900    146,200          164,500       182,700    197,400       212,000    226,600         241,200    
Half-person 137,050    155,350          173,600       190,050    204,700       219,300    233,900         

Unit Bedrooms Weighted  Assumed Target AMI Target 30% Total Rent Rental Rent 30% Rent
Count per Unit Average Occupancy AMI % Adjusted for Income Rent Received Subsidy Paid by Test

Calculation per Unit Family Size for Unit Cap for Unit Household Pass/Fail
(1.5 persons/bedroom)

1 2 0 3.0 50% 164,500 82,250 2,056 2,050 2,050 Pass
1 2 0 3.0 50% 164,500 82,250 2,056 2,050 2,050 Pass
1 2 0 3.0 50% 164,500 82,250 2,056 2,050 2,050 Pass
1 2 0 3.0 50% 164,500 82,250 2,056 2,050 2,050 Pass
1 2 0 3.0 50% 164,500 82,250 2,056 2,050 2,050 Pass
1 3 0 4.5 50% 190,050 95,025 2,376 2,375 2,375 Pass
1 3 0 4.5 50% 190,050 95,025 2,376 2,375 2,375 Pass
1 3 0 4.5 50% 190,050 95,025 2,376 2,375 2,375 Pass
1 3 0 4.5 50% 190,050 95,025 2,376 2,375 2,375 Pass

0 0  
0 0  
0 0  
0 0  
0 0  
0 0  
0 0  

9 Income-restricted units 19,750 0
100.00% Percentage of units targeted to 50% AMI or below (very-low-income) ANNUAL: 237,000 0

2.44 Average bedroom size

Rent Roll
31 Wharf Rd Marin

2021



10
Rate of Annual Increase 1.0% Year 1 Year 2 Year 3 Year 4 Year 5 Year 6

237,000       239,370       241,764       244,181       246,623       249,089       
12,000         12,120         12,241         12,364         12,487         12,612         

% of Gross Rents = 5% (11,850)        (11,969)        (12,088)        (12,209)        (12,331)        (12,454)        
% of Gross Rents = 20% (2,400)          (2,424)         (2,448)         (2,473)         (2,497)         (2,522)         

-              -              -              -              -              
-              -              -              -              -              
-              -              -              -              -              

234,750       237,098       239,468       241,863       244,282       246,725       

Rate of Increase 2.0%
$90 per unit per month 10,800.00     11,016         11,236         11,461         11,690         11,924         

-              -              -              -              -              
2,200           2,244          2,289          2,335          2,381          2,429          

18,000         18,360         18,727         19,102         19,484         19,873         
12,000         12,240         12,485         12,734         12,989         13,249         

-              -              -              -              -              
20,000         20,400         20,808         21,224         21,649         22,082         
1,000           1,020          1,040          1,061          1,082          1,104          
6,000           6,120          6,242          6,367          6,495          6,624          

Dollars per Unit = -$                  -              -              -              -              -              
Dollars per Unit = 400$              4,000           4,000          4,000          4,000          4,000          4,000          

7,517           7,667          7,821          7,977          8,137          8,299          
10,800         11,016         11,236         11,461         11,690         11,924         

-              -              -              -              -              
Other -              -              -              -              -              
Other -              -              -              -              -              

Operating Cost/Unit 9,232$         92,317         94,083         95,885         97,723         99,597         101,509       
142,433       143,014       143,583       144,140       144,685       145,215       
124,863       124,863       124,863       124,863       124,863       124,863       

1.14            1.15            1.15            1.15            1.16            1.16            
17,570         18,151         18,720         19,277         19,822         20,352         
17,570         18,151         18,720         19,277         19,822         20,352         

-              -              -              -              -              -              

Income Assumptions

20-Year Profit & Loss (Operating Budget)
31 Wharf Rd Total Units

Gross Income from Rent Roll
Gross Income from Commercial Space
   Less Residential Vacancy 
   Less Commercial Vacancy 

Total Effective Gross Income

Expense Assumptions
Management Fee 

Accounting / Audit
Utlities: Electric/Water/Sewer ($150 per unit per month)
Garbage/Recycling ($1,000 per month)

Insurance (Hazard and General Liability)
Marketing/Subcriptions/Licenses 
Maintenance / Repair / Pest Control ($600 per unit per year)
Operating Reserves
Replacement Reserves
Real Estate Taxes (.77%) for commercial space

Distribution of Reserves 100% to Additional Reserves

Other BCLT Asset Management Fee ($90 pupm)
Other

Total Expenses
Net Operating Income
Debt Service (Hard Debt Only from S&U Statement)
Debt Service Coverage Ratio
Cash Flow

Distribution of Reserves
Distribution of Reserves
Net Cash Flow (Profit/Loss)



Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
251,580       254,096       256,637       259,203       261,795    264,413    267,058    269,728    272,425    275,150    277,901    280,680    283,487    286,322    
12,738         12,866         12,994         13,124         13,255     13,388     13,522     13,657     13,794     13,932     14,071     14,212     14,354     14,497     

(12,579)        (12,705)        (12,832)        (12,960)        (13,090)    (13,221)    (13,353)    (13,486)    (13,621)    (13,757)    (13,895)    (14,034)    (14,174)    (14,316)    
(2,548)         (2,573)         (2,599)         (2,625)         (2,651)      (2,678)      (2,704)      (2,731)      (2,759)      (2,786)      (2,814)      (2,842)      (2,871)      (2,899)      

-              -              -              -              -          -          -          -          -          -          -          -          -          -          
-              -              -              -              -          -          -          -          -          -          -          -          -          -          
-              -              -              -              -          -          -          -          -          -          -          -          -          -          

249,192       251,684       254,201       256,743       259,310    261,903    264,522    267,167    269,839    272,537    275,263    278,015    280,796    283,604    

12,163         12,406         12,654         12,907         13,165     13,428     13,697     13,971     14,250     14,535     14,826     15,123     15,425     15,734     
-              -              -              -              -          -          -          -          -          -          -          -          -          -          

2,478          2,527          2,578          2,629          2,682       2,735       2,790       2,846       2,903       2,961       3,020       3,081       3,142       3,205       
20,271         20,676         21,090         21,512         21,942     22,381     22,828     23,285     23,751     24,226     24,710     25,204     25,708     26,223     
13,514         13,784         14,060         14,341         14,628     14,920     15,219     15,523     15,834     16,150     16,473     16,803     17,139     17,482     

-              -              -              -              -          -          -          -          -          -          -          -          -          -          
22,523         22,974         23,433         23,902         24,380     24,867     25,365     25,872     26,390     26,917     27,456     28,005     28,565     29,136     
1,126          1,149          1,172          1,195          1,219       1,243       1,268       1,294       1,319       1,346       1,373       1,400       1,428       1,457       
6,757          6,892          7,030          7,171          7,314       7,460       7,609       7,762       7,917       8,075       8,237       8,401       8,569       8,741       

-              -              -              -              -          -          -          -          -          -          -          -          -          -          
4,000          4,000          4,000          4,000          4,000       4,000       4,000       4,000       4,000       4,000       4,000       4,000       4,000       4,000       
8,465          8,635          8,807          8,984          9,163       9,347       9,533       9,724       9,919       10,117     10,319     10,526     10,736     10,951     

12,163         12,406         12,654         12,907         13,165     13,428     13,697     13,971     14,250     14,535     14,826     15,123     15,425     15,734     
-              -              -              -              -          -          -          -          -          -          -          -          -          -          
-              -              -              -              -          -          -          -          -          -          -          -          -          -          
-              -              -              -              -          -          -          -          -          -          -          -          -          -          

103,459       105,449       107,478       109,547       111,658    113,811    116,007    118,248    120,532    122,863    125,240    127,665    130,139    132,661    
145,733       146,235       146,723       147,196       147,652    148,092    148,515    148,920    149,307    149,674    150,022    150,350    150,657    150,942    
124,863       124,863       124,863       124,863       124,863    124,863    124,863    124,863    124,863    124,863    124,863    124,863    124,863    124,863    

1.17            1.17            1.18            1.18            1.18         1.19         1.19         1.19         1.20         1.20         1.20         1.20         1.21         1.21         
20,870         21,372         21,860         22,333         22,789     23,229     23,652     24,057     24,444     24,811     25,159     25,487     25,794     26,079     
20,870         21,372         21,860         22,333         22,789     23,229     23,652     24,057     24,444     24,811     25,159     25,487     25,794     26,079     

-              -              -              -              -          -          -          -          -          -          -          -          -          -          

20-Year Profit & Loss (Operating Budget)



Date: 2-16-2022

Foundations:
Marin Community Fdn 500,000

(Add rows)
Government:
Marin Housing Trust Fund 400,000

(Add rows)
Corporations:

(Add rows)
Individual Contributions:
 (list total):

910,000

Earned Income:

(Add rows)
Other (specify):

(Add rows)

Subtotal, Committed Income
1810000 0

Other (specify):
Housing Trust Fund request 500,000
Other Foundations:
Marin Community Fnd 225,000

(Add rows to list other 
Foundations)

Government:
HOME 600,000
Measure W 450,000
PLHA Match HTF #1 400,000
PLHA Match HTF #2 500,000

(Add rows to list other 
Government agencies)

Corporations:
Commercial Lender / CDFI 2,272,414

(Add rows to list other 
corporations)

Individual Contributions: 3,000,000
Subtotal,Uncommitted 
Income

7447414 0

Other: BCLT Equity 5,000
Earned Income:

Project Budget Template

Affordable Housing 
Fund Request 

Other Funding 
Sources

In Kind

Organization Name:  Bolinas Community Land Trust (BCLT)

Project Title:  31 Wharf Rd

INCOME:

Committed

Uncommitted



(Add rows)
Subtotal, Earned Income 0
Grand Total Income 500000 9,262,414 0

EXPENSES  (Add rows to list 
other expenses)

Housing Trust Fund 
Request 

Other Funding 
Sources

In Kind

Acquisition
Purchase price 900,000
Title/Recording/Escrow 10,000
(Add rows to list other direct  

project expenses)
Pre-development

Archetecture & engineering 720,000
Phase 1 Reports/Surveys 55,000
Legal Fees 40,000
Entitlements/Zoning
(Add rows to list other direct 

project expenses)
General Development

Utility hook-ups 220,000
Construction 400,000 6,104,000
Site Work
General Contractor 
Overhead

60,000 330,240

Insurance 20,000
Hard Cost Contingency 
(10%)

40,000 649,424

Lender Fees 17,500
Lender Legal Fees 10,000
NEPA Report 40,000
Cap. Oper Reserves 3 
months

23,250

Capitalized Repl Reserves 18,000
Marketing 5,000

(Add rows to list other specific 
project expenses)

Subtotal, Direct Project 
Related Expenses

500000 9162414 0

1.03%

Grand Total All Expenses 500000 9162414 0

Developer Fee (specify % in column A below)

Fiscal Sponsorship Fee (specify % in column A below)

Direct Project Related Expenses



2021 Budget YTD through Oct'21 for December Board Meeting

EXPENSE
Portion of 

Budget   Total Spent Notes

2021 Budget As of Oct 31    October 31  Difference

PROPERTY 

MANAGEMENT

Equipment/Appliances $1,500.00 $1,245.00 $2,201.81

Repair and Maintanence $25,000.00 $20,750.00 $60,683.51

Incl. SB Imp; 

reimbursed by grant

Tools $1,500.00 $1,245.00 $756.64

Tranportation $1,500.00 $1,245.00 $899.31

Utilities $30,000.00 $24,900.00 $43,795.11

Large rise in consumer 

prices

Services for General 

Repairs $5,000.00 $4,150.00 $6,915.96

Rent for 76 Wharf $23,000.00 $19,090.00 $17,252.00

Storage $0.00 $0.00

Subtotal Property 

Management $87,500.00 $72,625.00 $132,504.34 ‐$59,879.34

OFFICE & 

ADMINISTRATION
Insurance $44,000.00 $36,520.00 $12,817.75 Billing in Last Quarter

Postage and Shipping $2,000.00 $1,660.00 $492.35

CompSup/Softwre/Inter

net $3,000.00 $2,490.00 $4,487.76

Office Supplies $3,500.00 $2,905.00 $2,202.59

Dues and Subscriptions $1,150.00 $954.50 $849.50

Education & Training $2,000.00 $1,660.00 $360.00

Legal Advice $10,000.00 $8,300.00 $7,187.00 Non program only

Miscellaneous $655.00 $543.65 $8,000.68

Payroll $290,000.00 $240,700.00 $233,474.73 Not deficit spending

Subtotal Office & 

Administration $356,305.00 $295,733.15 $269,872.36 $25,860.79

FINANCES & 

ACCOUNTING
Interest & Mortgage 

Expense $166,172.00 $137,922.76 $110,994.60 Includes Overlook loan

Accounting $10,000.00 $8,300.00 $7,297.00

Property Tax $25,000.00 $20,750.00 $1,924.47 Billing in Dec

Bank Charges & Misc 

Fees $475.00 $394.25 $1,442.54

Added Fees not 

included

Subtotal Finances & 

Accounting $201,647.00 $167,367.01 $121,658.61 $45,708.40



2021 Budget YTD through Oct'21 for December Board Meeting

PUBLIC 

RELATIONS/MEDIA

Development PR $250.00 $207.50 $6,756.99

Incl. Photos; 

reimbursed by grant

Fundraising $17,000.00 $14,110.00 $7,093.53 Billing in Dec

Consultants $6,000.00 $4,980.00 $0.00

Subtotal Public 

Relations $23,250.00 $19,297.50 $13,850.52 $5,446.98

GAS STATION
Operating Exp including 

Rent $18,000.00 $14,940.00 $16,608.13 Includes Rent

Gasoline & Diesel $240,000.00 $199,200.00 $209,981.87 Fuel Cost Only

Taxes/Fees/Permits&CO

GS misc  $77,000.00 $63,910.00 $76,570.85

Budget adjustment; 

no sales tax

Loan Payment $23,699.52 $19,749.60 $19,749.60

Subtotal Gas Station $358,699.52 $297,799.60 $322,910.45 ‐$25,110.85

TOTAL EXPENSE $1,027,401.52 $852,822.26 $860,796.28 ‐$7,974.02

$17K surplus w/o gas 

station

REVENUE
Portion of 

Budget   Total Income

2021 Budget As of Oct 31    October 31  Difference

Operating Revenue $727,818.00 $604,088.94 $698,063.47 $93,974.53

Added unit; rent 

reimbursement

Donations & Grants $300,000.00 $249,000.00 $292,294.12 $43,294.12

Budget adjusment; 

PPP loan

TOTAL REVENUE $1,027,818.00 $853,088.94 $990,357.59 $137,268.65

`

REVENUE Detail
Donations & Grants Operating Project

Individual Donations $117,224.81 $116,500.00 $233,724.81

Government $86,359.77 $89,881.10 $176,240.87

Business $2,893.69 $4,000.00 $6,893.69

Foundation $79,361.20 $0.00 $79,361.20

Internet $6,454.65 $0.00 $6,454.65

Total Donations & Grants $292,294.12 $210,381.10 $502,675.22















































































Full Name Position Email Physical Address Term Exp. Mailing Address (if
different) City, State, Zip Phone 

Andrew Alexander Green Secretary atarcin@gmail.com 398 Dogwood Road 2023 P.O.Box 1063 Bolinas, CA 94924 (262) 573-3066

Patricia Bradford Director pbradford@me.com 445 Cedar Road 2023 64 Overlook Dr. Bolinas, CA 94924 (415) 713-5807

Sarah Butler Director sarah@oceanicrealty.com 30 Lincoln Avenue 2023 Stinson Beach, CA 94970 (415) 265-5070

Jeff Clapp Treasurer clappjef@gmail.com 215 Juniper Road 2023 P.O.Box 305 Bolinas, CA 94924 (510) 332-3532

Emmeline Craig Director emmelinecraig@gmail.com 6 Wharf road #15 2023 P.O. Box 102 Bolinas, CA 94924 (415) 342-1285

Karen Dibblee President kmdibblee@gmail.com 385 Cedar Road 2022 P.O.Box 365 Bolinas, CA 94924 (415) 244-8830

Howard Dillon Director marinmax2278@gmail.com 285 Cherry Rd 2022 P.O.Box 262 Bolinas, CA 94924 (415) 868-2144

Alana Lowe Director alana565@gmail.com 231 Elm Road 2023 P.O. Box 111 Bolinas, CA 94924 (415) 939-4099

Liza Molina Director indigomolina@gmail.com 52 Mesa Rd. 2023 PO Box 71 Bolinas, CA 94924 (415) 747-1074



------------~----------------------------

\

-'\ternal RevenueServic~
District Director

•Department of the Treasury
Date: Employer Identification Number:

68-0U07197
Accounting Period Ending:

July 31
Foundation Status Classification:
509(a)(l)-170(b)(l)(A)(vi)

Advance Ruling Period Ends:

July 31, 1988
Person to Contact:
Desk Officer

Contact Telephone Number:

(415)556-5353

~ Bolinas Community Land Trust Inc.
270 Elm P.O. Box 805
Bolinas, CA 94924

Dear Applicant:
, I'

Based on information supplied, and assuming your operations will be as stated
in your application for recognition of exemption, we have determined you are exempt
from Federal income tax under section 50l(c)(3) of the Internal Revenue Code.

Because you are a newly created organization, we are pot now making a final
determination of your foundation status under section509(a) of the Code. However,
we have determined that you can reasonably be expected to be a publicly supported
organization described in section 5U9(a)(l)-170(b)(1)(A)(vi).

( Accordingly, you will be treated as a publicly supported organization, and not
as a private foundation, during an advance ruling period. This advance ruling period
b~gins on the date of your inception and ends on the date shown above.

Within 90 days after the end of your advance ruling period, you must submit to
us information needed to determine whether you have met the requirements of the
applicable support test during the advance ruling period. If you establish that you
have been a publicly supported organization, you will be classified as a section
509(a)(1) or 509(a)(2) organization as long as you continue to meet the require~ents
of the applicable support test. If you do not meet the public support requirements
during the advance ruling period, you will be classified as a private foundation for
future periods. Also, if you are classified as a private foundation, you will be
treated as a private foundation from the date of your inception for purposes of
sections 507(d) and 4940.

(

Grantors and donors may rely on the determination that you are not a private
foundation until 90 days after the end of your advance ruling period. If you submit
the required information within the 90 days, grantors and donors may continue to
rely on the adv~nce determination until the Service makes a final determination of
your foundation status. However, if notice that you will no longer be treated as a
sectiOnk170(b)(l)(A)(vi) organization is published in the Internal Revenue Bulletin,
grantors and donors may not rely on this determination after the date of such
publication. Also, a grantor or donor may not rely on this determination if he or
she was in part responsible for, or was aware of, the act or failure to act that
resulted in your Jo~,s of section *170(b)(l)(A)(vi)status, or acquired knowledge that
the Internal Reventie~Service had given notice that you would ,be removed from
classification as ~section *l70(b)(l)(A}(vi)organization. SOyta)(l) and*,-,
P.O. Box 36040. San Franci,sco. Calif. 94102 (over) Letter 1045(00) (6-77)

------------
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. " c

d t· \~If your sources of support, or your purposes, character, or me tho of opera lon \
change, please let us know so we can consider the effect of'the change on your
exempt status and foundation status. Also, you should inform us of all changes in
your name or address.

Generally, you are not liable for social security (FICA) taxes unless you file
a waiver of exemption certificate as provided in the Federal Insurance Contributions
Act. ~~ you have paid FICA taxes without filing the waiver, you should call us. You
are not liable for the tax imposed under the Federal Unemployment Tax Act (FUTA).

Organizations that are not private toundations are not subject to the ~xcise
taxes under Chapter 42 of the Code. However, you are not automatically exempt from
other Federal excise taxes. If you have any questions about excise, employment, or
other Federal taxes, please let us know.

Donors may deduct contributions to you as provided in section 170 of the Code.
Bequests, legacies, devises, transfers, or gifts to you or for your use are
deductible for Federal estate and gift tax purposes it they meet the applic~ble
provisions of sections 2055, 2106, and 2522 of the Code.

You are required to file Form 990, Return of Organization Exempt from Income
Tax, only if your gross receipts each year are normally more than $10,000. If a
.return is required, it must be filed by the 15th day of the fifth m6nth after the
end of your annual accounting period. The law imposes a penalty of $10 .a day, up·to
a maximum of $5,000, when a return is filed late, unless there is reasonable cause
for the delay.

You are not required to file Federal income tax returns unless you are subject
to the tax On unrelated business income under section 511 of the Code. If you are
subject to this tax, you must file an income tax return on Form 990-T. In this
l~tter, we are not determining whether any of your present or proposed activities
are unrelated trade or business as defined in section 513 of the Code.

You need an employer identification number even if you have no employees. If
an employer identification number was not entered on your application, a number will
be assigned to you and you will be advised of it. Please use that numQer on all
returns you file and in all correspondence with the Internal Revenue Service.

Because this letter could help resolve any questions about your exempt status
and foundation status, you should keep it in your permanent records.

If you have any questions, please contact the person whose name and telephone
number are shown in the heading of this letter.

Sincerely yours,

District Director

SEE ATTACHED.

Letter1045(00) (6-77)





















Affirmative Marketing Plan - Annual Evaluation

Instructions: This annual assessment is for all organizations with a County approved Affirmative
Marketing Plan (AMP) established as a requirement of the previous funding year. If this is your first
year of funding or you did not previously have an AMP in place, you do not need to complete this
form.

To complete this assessment you will need to review your approved AMP, identify marketing and
outreach efforts undertaken in the past year, and assess client/beneficiary demographics for the
past 2 years in relation to your AMP goals.

Assessment Questions:

Provide a detailed list of marketing and outreach actions identified in your plan that you
undertook.

Follow this link to view the list of places that we delivered, emailed, and sent information
regarding our waitlist and how to learn more about the housing and programs available through
the BCLT. Flyers were given in both English and Spanish.

Social media posts and updated information on our website created deeper relationships and
collaborations with other human service organizations in West Marin, several outreach events for
in-person communication and outreach. Event notice was always circulated on all platforms in
English and Spanish.

View the BCLT waitlist flier here.
View our Affirmative Marketing plan, approved by the County of Marin, here.

What marketing and outreach actions identified in your plan did you NOT conduct and why?

Quarterly mailing to the school in English and Spanish about the BCLT and our waitlist. We did not
implement this piece of marketing due to the disruption of COVID-19 in our organization.

Did you conduct other marketing and outreach actions not included in your plan? Is yes, what?

https://static1.squarespace.com/static/5b93042a1aef1dfc288e7412/t/620bfdc4f39bd01136b45adf/1644953028080/Affirmative+Marketing+Postering+Locations+-+Consolidated.pdf
https://static1.squarespace.com/static/5b93042a1aef1dfc288e7412/t/620bfe54d3e0f4057e6e25c0/1644953174702/BCLT_Affirmative_Marketing_Poster_2021.pdf
https://static1.squarespace.com/static/5b93042a1aef1dfc288e7412/t/620bfcba3a26e25e550b0477/1644952762727/Affirmative+Marketing+Plan.docx.pdf


Local advisory meetings to enrich and expand our outreach to the populations we serve and
strive to serve. We also did rental assistance for southern West Marin and in doing so expanded
our outreach to diverse populations in Bolinas, Stinson, and Muir Beach. This program also
created more partnerships and collaboration between local organizations and made our reach
wider.

How have the demographics of your clients/beneficiaries changed in the past year?

In the past year, we have welcomed 5 new tenants in 3 households. Two female heads of house,
2 children under the age of 18, two households with a person of color as head-of-household, and
1 household coming from homelessness. This shows us our waitlist demographics have grown
and changed with our outreach and are now benefitting and including more diverse individuals.

Describe the process used to track and document client/beneficiary/waitlist demographics.

We hold our waitlist in excel and in a physical format as well. In excel we track demographics and
from there create reports as needed to show this data. We create reports as needed for our
current tenants as well.

Have the number of inquiries and people served representing the populations you target in your
plan changed?

Yes. In the last year, 75% of new BCLT tenants are individuals of color.

Our waitlist has also become more diverse with 25% of families with at least one person who
identifies as BIPOC.

What actions will you take to increase your reach to those target populations?

We will continue to build relationships with members of our community through events, advisory
support, and relationship building. We will also continue to partner and collaborate with human
service organizations in Marin and work to expand these relationships in the greater Bay Area.



Do you propose changes to you plan in the coming year? If yes, what?

We are now working with a consultant who has extensive experience with affirmative marketing
so we expect to find improvements in our process with her support. Generally, we will dig deeper
into our current plan and have more opportunities for events and relationship building, building
on the progress we have made in the last year.



PLHA Application Attachment 
Bolinas Community Land Trust – 31 Wharf Rd Project 

 
Demographics 

 
 
BCLT Board & Staff Demographics: 
 
The current BCLT board is made up of nine people including six women and three men. Six 
board members are low-income. There are two people of color, one of Asian descent and one of 
Central American descent. One member is disabled and three are seniors. BCLT’s staff is made 
up of eight people, including six women and two men, of whom two are seniors, six have 
children, and seven are low-income earning less than 80% AMI. 
 
 
BCLT’s Property Resident Demographics: 
 
20 Wharf Rd (Gibson House): 5 communal units and 2 studios serving 9 people 
 
4 Latinos 
3-4 section 8 tenants 
3 tenants with disabilities 
4 Seniors 
1 single mother (children now grown) 
All 9 households earn 30% AMI or less 
 
6 Wharf (Bo-gas Building): 8 residential units serving 16 people in various configurations 
ranging from communal living units, live/work studios, and three-bedroom family units 
 
5 "people of color" 
2 South Asian decent (mixed race) 
1 African American 
1 Latino 
3 Seniors 
1 Single parent household 
5 commercial tenants: 1 Palestinian, 1 mixed race South Asian, 1 mixed race/black, 2 men, 3 
women 
 
3755 Shoreline Highway: 5 units serving 8 people 
 
1 single mother 
2 seniors 
2 with disability 
1 with Mixed Indigenous heritage 
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