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Bereket, Immanuel

From: Mary Bates Abbott <mba531@outlook.com>
Sent: Saturday, September 7, 2019 8:08 AM
To: Bereket, Immanuel; John E Sharp
Subject: Questions re: BCLT properties

Hello Mr. Bereket, 
 
I am signed up to receive notice for planning changes, appeals, etc, for 
the Bolinas Community Land Trust developments.  But I have a 
question:  will I receive notice if and when they apply for demolition 
permits for 430 Aspen in Bolinas? 
 
The Executive Director, Arienne Dar, continues to publicly state that the 
County Planning Department refuses to speak with her because the 
neighborhood group MUSSEL has not endorsed their development projects. Is 
this true?  It would be good if we could set the record straight, as the 
BCLT Board believes this to be the case.  In a small town, rumors and 
misinformation fly fast and so any clarification you could give us would 
be really helpful. 
 
I understand that correspondence to and from your office is a matter of 
public record.  How does one access that correspondence? 
 
Thank you, 
 
Mary Abbott 
 
 
  
Mary Bates Abbott 
 
Sent from my toaster oven. 
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Bereket, Immanuel

Subject: FW: Bolinas Community Land Trust Permit P2228

 

From: John Sharp <john@johnsharplaw.com>  
Sent: Thursday, July 25, 2019 1:43 PM 
To: Bereket, Immanuel <IBereket@marincounty.org> 
Cc: Sean Kennings <sean@lakassociates.com> 
Subject: Bolinas Community Land Trust Permit P2228 
 
Dear Mr. Bereket: 
 
This is to request that the hearing on my clients’ appeal, currently scheduled for hearing on 8/12/19 be continued, by 
mutual request of Appellants and Applicant.  (Applicant’s agreement to continuance is confirmed by copy of this email 
to Sean Kennings, Applicant’s planner).   
 
The purpose of the continuance is to allow the parties to meet and confer to explore potential resolution of matters 
pertinent to the application and appeal.  The parties plan to meet during the week of 8/12/19, and to further 
communicate their respective concerns and possible solutions, between now and then. 
 
Thank you for your attention to this matter. 
 
Please feel free to call with any questions or comments. 
 
 

John E. Sharp 
Law Offices of John E. Sharp 
24 Professional Center Parkway, Suite 110 
San Rafael, CA 94903 
(415) 479-1645 (phone) 
(415) 295-7020 (fax) 

  

Confidentiality Notice: The information contained in this message is protected by the attorney/client privilege and/or the 
attorney work product privilege. It is intended only for the use of the individual named above, and the privileges are not 
waived by virtue of this having been sent by e-mail. If the person actually receiving this message or any other reader of 
this message is not the named recipient, or the employee or agent responsible to deliver it to the named recipient, any 
use dissemination, distribution or copying of this communication is strictly prohibited. If you have received this 
communication in error, please immediately notify us by telephone and return the original message to us at the above 
address via the U.S. Postal Service. Thank you. 

IRS Circular 230 Notice: Any U.S tax advice contained in this communication (or in any attachment) is not intended or 
written to be used, and cannot be used, for (a) the purpose of avoiding penalties under the Internal Revenue Code or (b) 
promoting, marketing or recommending to another party any transaction or matter addressed in this communication (or in 
any attachment). 
 
 
 
 
Email Disclaimer: https://www.marincounty.org/main/disclaimers  
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Bereket, Immanuel

Subject: FW: Bolinas Land Trust Planning Projects

 

 

From: Colleen Hicks <cornnutbirdhicks@gmail.com>  

Sent: Sunday, June 02, 2019 3:07 PM 

To: Bereket, Immanuel <IBereket@marincounty.org>; djrodoni4@gmail.com 

Subject: re: Bolinas Land Trust Planning Projects 

To:  DMZ, Planning Commission, Supervisor Dennis Rodoni 

Re:  Bolinas Community Land Trust Coastal Permit/Use Permit (P2230) 430 Aspen 
Rd 

        Bolinas Community Land Trust Coastal Permit(P2228) Vacant Lots Overlook Dr  

Dear Supervisor Rodoni and Mr. Berkeret: 

My name is Colleen Hicks and I am writing to you today as a concerned Bolinas 
resident of 49 years who lives at 400 Hawthorn Road on the Mesa.  A number of us, 
who have lived on the mesa have doggedly sought to have input on the housing 
projects that the Bolinas Community Land Trust is proposing. Alas our concerns are 
being ignored. Forty years ago my family incurred extra expense to put in an extensive 
septic system and leach field because it was an unusually wet winter and the ground 
water level was high and the water did not percolate. Now I am to understand that the 
County is approving heavy density on a mesa lot that cannot in wet winters handle the 
usage and will cause polluting waters on the mesa. 

This is a health and environmental issue and should be recognized as such. 

The two proposed projects are quite different in nature and generate separate 
comments. 

P2230 - 430 Aspen Road remodel and expansion 

a.   Environment Review: Project requests exemption from review.  The project rests 
in the coastal zone, at the headwaters of Alder Creek, and should not be deemed 
exempt in this case, due to proposed amount of expansion and concerns regarding 
inadequate setbacks. 

b.   Drainage:  the application presents misleading, inadequate information about the 
ability for this narrow property to drain winter rains.  The application describes the lot 
as 'level,' to employ a sump pump in the rainy season to drain the lot (which sits at the 
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head of the wetland or the area described as a 'swale.')  The previous owner brought in 
soil to raise levels around the house, which actually caused the water to pool under the 
house, with nowhere to drain.  We have video to show the depth of the standing water 
beneath the main house this winter. A completed, accurate, feasible drainage plan 
needs to be developed. 

c.    Traffic:  No feasibility study has been provided to indicate the number of cars, the 
parking, or the badly needed repair of Aspen Rd, which is impassable in winter 
months. The impacts on the neighborhood of increased automobile traffic needs to be 
addressed. A traffic feasibility study needs to be provided with stated, conditions 
of approval: enforceable limits on the number of vehicles that will be allowed. 

d.   Zoning/Intensity of Use: The Bolinas Mesa is zoned for single family 
residences.  The BCLT is proposing to create multi-family units.  While the 
neighborhood would be glad to have this home repaired and made livable again, it has 
traditionally housed two people.  One family in the unit would not impact the 
neighborhood or violate the existing zoning.  However, the plan is to remodel the 
house, add a unit and eventually add a 3 bedroom second unit - housing three families. 
This kind of density grossly overloads the allowed usage of water, septic capacity and 
neighborhood density. 430 Aspen needs to house one family, employing the 
approved two bedroom septic system. 

2.   (P2228) Vacant Lots, Overlook Drive - proposed ground up construction on 
cleared coastal scrub 

This project proposes to put essentially three dwelling units on one small property and 
characterize the new construction as “single-family residence.”  The plan is actually for 
two houses of very nearly the same size with a junior accessory unit added. The 
property has one water meter. The plans do not provide the specifics that would 
ensure that very strict daily water use would be required, which raises red flags for me. 
In conclusion, I believe that the projects should not be approved by the County 
unless their scope is reduced to one residence with either a junior accessory 
unit or an accessory unit, but not both. This will provide for affordable housing while 
supporting the other objectives of the Gridded Mesa Plan and protecting the water 
moratorium. 

Finally, and possibly the most significant comment we can make is regarding 
the CUMULATIVE IMPACT of the two projects with active applications, and the public 
statement by the BCLT of yet another future ground - up construction of three units, all 
within the same small neighborhood.  

Regarding diminishing coastal scrub habitat:  Neighbors have surveyed the Bolinas
Mesa to determine how much native coastal scrub we have left, after years of home 
construction.  Coastal scrub habitat forms the lifeblood of the rich wildlife we share 
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where we live.  80+ bird species have been sited in the 6% of this part of the 
Mesa.  We enjoy coveys of California quail, a number of mammal species, reptiles and 
amphibians, with pockets of intact coastal scrub flora. These few pockets are the only 
land the wildlife has left in the attempt to thrive. 

Two former coastal scrub habitat lots on Overlook previously were unceremoniously 
destroyed by the BCLT. Once beautiful, they are now "vacant" and infested with 
invasive scotch broom.  The BCLT-owned lots on Aspen Road, two of the very few 
remaining native habitat parcels on the Mesa, have recently been partially bulldozed, in 
anticipation of future development identical to the development proposed on 
Overlook. It is imperative that the Planning Department recognize the cumulative 
impacts of three multi – family developments in one small area of the Mesa zoned for 
single family residences.  The neighborhood will be deeply and negatively affected by 
a doubling of automobiles, residents and excessive water usage. 

Long-term residents and tax payers have diligently have been under water restrictions 
in Bolinas for over 30 years. We have done so willingly to preserve the quality of life in 
Bolinas and protect the land. 

Just one project, 430 Aspen, could be welcomed if not for the excessive density of 
people, cars and water usage that are proposed.  The destruction of habitat on 
Overlook Drive and Aspen Road for multi-family units in an area once known as a 
Quail Refuge, is irresponsible when there are plenty of distressed homes and lots on 
the Mesa with the possibility of developing viable low cost housing. Yet, the BCLT has 
not pursued any alternatives to the worn out old “developers model” ~ this is so 
inappropriate in a special place like Bolinas. 

No one would argue that low cost housing is desperately needed in Bolinas or in all of 
West Marin.  However, it behooves us to take a long and measured view on how it can 
be adequately developed without destroying the character of this place or this land and 
uses of natural resources. 

The priority set by the visionaries of the 1970s (the Bolinas Community Plan & Gridded 
Mesa Plan sets out clear parameters for the future of the village and land usage). They 
realized that our water would determine our future and that the cherished natural 
beauty of Bolinas would be threatened by overzealous ideas of development. 

Thank you for taking our concerns into consideration. 

Colleen Hicks 

400 Hawthorn Road 

Bolinas, CA  94924 
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Bereket, Immanuel

From: Genie McNaughton <geniemcnaughton@gmail.com>

Sent: Saturday, June 01, 2019 6:29 AM

To: Bereket, Immanuel

Cc: djrodoni4@gmail.com

Subject: Comments on Bolinas projects 2230 and 2228

Re:  Bolinas Community Land Trust Coastal Permit/Use Permit (P2230) 430 Aspen Rd and Bolinas 

Community Land Trust Coastal Permit (P2228) Vacant Lots Overlook Drive 

Dear Mr. Bereket: 

My name is Eugenia McNaughton. My husband and I own a house at 555 Birch Road in Bolinas. Though my 

house is currently rented to a long-time Bolinas family, my family has lived in our house on and off since 1973. 

I was elected to the Bolinas Community Public Utility Board (BCPUD) for two terms from 1989 to 1997, when 

we moved to San Francisco to be closer to my work at the U.S. Environmental Protection Agency.  

I am in Bolinas two or three times a month to work with the Land Stewardship Committee of the BCPUD on a 

project to enhance native coastal scrub habitat on the BCPUD land adjacent to the waste water Treatment Pond 

System, spray fields and emergent wetlands. I’ve kept abreast of the currently proposed Bolinas Community 

Land Trust (BCLT) projects, located on 430 Aspen Road (ID 2230) and Overlook Drive (ID 2228). As I review 

these projects in light of the approved Bolinas Community Plan (1975), as well as the updated and approved 

Gridded Mesa Plan (1985), I am very concerned that the scope of the projects runs counter to the community 

objectives articulated in these plans. 

I should state here that I am unequivocally in favor of providing more affordable housing in Bolinas, including 

the construction of accessory dwelling units and junior accessory dwelling units to achieve that goal. However, 

I see that the two projects, as well as information presented at BCLT meetings about future projects, provide 

housing in one neighborhood at a density and in a time frame that was not anticipated in the Gridded Mesa Plan. 

As such, they place in jeopardy some very hard fought but now established community objectives, including 

implementation of a mesa-wide drainage plan, restriction of building in areas where percolation is slow, 

maintenance of existing coastal scrub habitat and, finally, the underlying documented constraint of a limited 

water supply for the community.   

The BCPUD water moratorium has been in place since 1972. I was on the Board when years of legal opposition 

to the moratorium were concluded in the BCPUD’s favor in the 1990’s. Since then, with overwhelming support, 

the BCPUD has continued to uphold the finding against subsequent attempts to ignore or compromise the terms 

of the moratorium. The BCLT projects propose to put three dwelling units (adding a junior accessory dwelling 

unit to an existing house and building an accessory building unit) on one small property (430 Aspen, P2230) 

and to characterize new construction as a “single-family residence,” when the plan shows two houses of very 

nearly the same size, one with a JADU (Vacant Lots Overlook Drive, P2228). Each property has one water 

meter. The plans do not provide the specifics that would ensure that very strict limits on daily water use would 

be required to be consistent with the long-standing BCPUD finding of a community-wide water supply 

limitation. 

In conclusion, I believe that the projects should not be approved by the County unless their scopes are reduced 

to one residence each with either a JADU or an ADU, but not both. This will provide affordable housing while 

supporting the other objectives of the Gridded Mesa Plan and protecting the water moratorium.  
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Sincerely, 

Eugenia McNaughton 

10 Dolores Terrace 

San Francisco CA 94110 

415-846-4721 
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Bereket, Immanuel

From: Mary Bates Abbott <mba531@outlook.com>

Sent: Saturday, June 01, 2019 3:46 PM

To: Bereket, Immanuel; Dennis Rodoni

Subject: P2228, P2230

To:  DMZ, Planning Commission, Supervisor Dennis Rodoni 

Re:  Bolinas Community Land Trust Coastal Permit/Use Permit (P2230) 430 

Aspen Rd 

     Bolinas Community Land Trust Coastal Permit(P2230) Vacant Lots 

Overlook Dr 

 

My name is Mary Abbott and I am writing to you today as a concerned 

neighbor who lives at 375 Overlook Drive, Bolinas,in proximity to the 

above proposed projects.  A number of us, who have lived in the 

neighborhood for well over 25 years, have doggedly sought to have input on 

the housing projects that the Bolinas Community Land Trust is proposing 

for our neighborhood.  Alas, our voices have not been heard.  Because our 

voices as stakeholders in how our neighborhood is expanded and changed 

have not been heard, we sincerely hope that the agencies at the County of 

Marin will take our deep concerns seriously. 

The two proposed projects are quite different in nature and generate 

separate comment. 

P2230 - 430 Aspen Road remodel and expansion 

a. Environment Review: Project requests exemption from review.  The 
project rests in the coastal zone, at the headwaters of Alder 

Creek, and should not be deemed exempt in this case, due to 

proposed amount of expansion and concerns regarding inadequate 

setbacks. 

b. Drainage:  the application presents misleading, inadequate 
information about the ability for this narrow property to drain 

winter rains.  The application describes the lot as 'level,' to 

employ a sump pump in the rainy season to drain the lot (which 

sits at the head of the wetland or the area described as a 

'swale.')  The previous owner brought in soil to raise levels 

around the house, which actually caused the water to pool under 

the house, with nowhere to drain.  We have video to show the 

depth of the standing water beneath the main house this 

winter. A completed, accurate, feasible drainage plan needs to 

be developed. 

c. Traffic:  No feasibility study has been provided to indicate the 
number of cars, the parking, or the badly needed repair of Aspen 

Rd, which is impassable in winter months. The impacts on the 

neighborhood of increased automobile traffic needs to be 

addressed. A traffic feasibility study needs to be provided with 

stated, conditions of approval: enforceable limits on the number 

of vehicles that will be allowed. 
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d. Zoning/Intensity of Use: The Bolinas Mesa is zoned for single 
family residences.  The BCLT is proposing to create multi-family 

units.  While the neighborhood would be glad to have this home 

repaired and made livable again, it has traditionally housed two 

people.  One family in the unit would not impact the 

neighborhood or violate the existing zoning.  However, the plan 

is to remodel the house, add a unit and eventually add a 3 

bedroom second unit - housing three families. This kind of 

density grossly overloads the allowed usage of water, septic 

capacity and neighborhood density. 430 Aspen needs to house one 

family, employing the approved two bedroom septic system. 

e.  
2. (P2228) Vacant Lots, Overlook Dr - proposed ground up construction on 

cleared coastal scrub 

This project proposes to put essentially three dwelling units on one small 

property and characterize the new construction as “single-family 

residence.”  The plan is actually for two houses of very nearly the same 

size with a junior accessory unit added. The property has one water meter. 

The plans do not provide the specifics that would ensure that very strict 

daily water use would be required, which raises red flags for me. In 

conclusion, I believe that the projects should not be approved by the 

County unless their scope is reduced to one residence with either a junior 

accessory unit or an accessory unit, but not both. This will provide for 

affordable housing while supporting the other objectives of the Gridded 

Mesa Plan and protecting the water moratorium. 

 

Finally, and possibly the most significant comment we can make is 

regarding the CUMULATIVE IMPACT of the two projects with active 

applications, and the public statement by the BCLT of yet another future 

ground - up construction of three units, all within the same small 

neighborhood.  

Attached is a map of the Bolinas Mesa showing the new units to be 

developed within our neighborhood.  In fact, the new units are contained 

within an area, our neighborhood, that comprises just 6% of the entire 

Mesa.  

 

Regarding diminishing coastal scrub habitat:  Neighbors have surveyed the 

Bolinas Mesa to determine how much native coastal scrub we have left, 

after years of home construction.  Coastal scrub habitat forms the 

lifeblood of the rich wildlife we share where we live.  80+ bird species 

have been sited in the 6% of this part of the Mesa.  We enjoy coveys of 

California quail, a number of mammal species, reptiles and amphibians, 

with pockets of intact coastal scrub flora. These few pockets are the only 

land the wildlife has left in the attempt to thrive. 

Two former coastal scrub habitat lots on Overlook previously were 

unceremoniously destroyed by the BCLT. Once beautiful, they are now 

"vacant" and infested with invasive scotch broom.  The BCLT-owned lots on 

Aspen Road, two of the very few remaining native habitat parcels on the 

Mesa, have recently been partially bulldozed, in anticipation of future 

development identical to the development proposed on Overlook. It is 

imperative that the Planning Department recognize the cumulative impacts 
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of three multi – family developments in one small area of the Mesa zoned 

for single family residences.  The neighborhood will be deeply and 

negatively affected by a doubling of automobiles, residents and excessive 

water usage. 

 

Just one project, 430 Aspen, could be welcomed if not for the excessive 

density of people, cars and water usage that are proposed.  The 

destruction of habitat on Overlook Drive and Aspen Road for multi-family 

units in an area once known as a Quail Refuge, is irresponsible when there 

are plenty of distressed homes and lots on the Mesa with the possibility 

of developing viable low cost housing. Yet, the BCLT has not pursued any 

alternatives to the worn out old “developers model” ~ this is so 

inappropriate in a special place like Bolinas. 

 

No one would argue that low cost housing is desperately needed in Bolinas 

or in all of West Marin.  However, it behooves us to take a long and 

measured view on how it can be adequately developed without destroying the 

character of this place or this land. Lets start by slowing down this 

rapid development, find out where it can be spread out over the Mesa and 

keep the priority set by the visionaries of the 1970s (the Bolinas 

Community Plan & Gridded Mesa Plan sets out clear parameters for the 

future of the village and land usage). They realized that our water would 

determine our future and that the cherished natural beauty of Bolinas 

would be threatened by overzealous ideas of development. 

 

Sincerely, 

 

Mary Bates Abbott 

375 Overlook Drive 

Bolinas, CA 94924 

 

Sent from my toaster oven. 
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June 12, 2019 
 

County of Marin  
Deputy Zoning Administrator Christine Gimmler 
3501 Civic Center Drive, Room 328 
San Rafael, CA 94903 
 
Via Electronic Mail to Senior Planner Immanuel Bereket: 
ibereket@marincounty.org  
 
RE: Agenda Item 3. Bolinas Community Land Trust Coastal Permit and CEQA 
Exemption, Overlook Drive, Bolinas, further identified as Assessor’s Parcel 192-
061-11, -12, & -13 
 
Dear Mr. Bereket,  
 
The Environmental Action Committee of West Marin (EAC), based in Point 
Reyes Station, Marin County, California, has been working to protect the unique 
lands, waters, and biodiversity of West Marin since 1971. Our membership 
organization represents 1,200 individuals who prioritize Marin County’s coastal 
resources.  
 
EAC undertook a collaborative approach in researching the proposed 
development on Overlook Drive and met with representatives of the Bolinas 
Community Land Trust (BCLT) in 2017 and 2018 concerning the proposed 
development of the project parcels.  
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Upon a review of the project, EAC understands the parcels are directly adjacent to what could be 
defined by the Coastal Commission as a wetland, which would make the development inconsistent with 
the current Certified Local Coastal Program (LCP).  
 
EAC explained this to BCLT, and to ensure a transparent planning process based on factual evidence, 
recommended BCLT conduct a wetland delineation before proceeding with the project.  
 
The application relies on biological documentation and assessments that are problematic in three 
respects: (1) applying the Countywide Plan and wetland definitions that are inconsistent with the Marin 
County LCP or the California Coastal Act to exclude the channel from being defined as a wetland, (2) 
incorrectly stating that the current certified Unit I LCP wetland protections only apply to wetlands 
directly adjacent to Bolinas Lagoon, and (3) using a 1981 interpretation memo concerning drainage 
ditches that is no longer applicable, as it expired when the current 1981 Marin County LCP was 
certified.  
 
1) Definition of a Wetland 
 
Development projects and definitions of wetlands must adhere to development standards contained in 
the Marin County LCP, and be consistent with the California Coastal Act. 
 

Coastal Commission and Coastal Act Wetland Definitions  
 
Coastal Act1 Section 30121 Wetland 
 
“‘Wetland’ means lands within the coastal zone which may be covered periodically or 
permanently with shallow water and include saltwater marshes, freshwater marshes, open or 
closed brackish water marshes, swamps, mudflats, and fens.” 

 
Coastal Commission Recent Staff Report: Appeal Staff Report: Substantial Issue 
Determination Only 
 
Furthermore, pursuant to a review of the Coastal Commission’s recent staff reports, only one 
parameter need be present to determine that an area is a wetland: “To define an area as a 
wetland, the Coastal Commission requires that only one parameter (i.e. either hydrology 

																																																								
1 Coastal Act, 2018, available at: https://www.coastal.ca.gov/coastact.pdf 
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or hydrophytic vegetation or hydric soils) be present.”2 (page 7, footnote 3, emphasis 
added). 

 
2) Applicable Current 1981 Certified LCP Provisions  

 
Development projects must be consistent with Marin County’s current LCP which outlines specific 
buffers to protect sensitive habitats like wetlands. The current Marin County LCP does not have any 
exceptions for development within a wetland buffer, outside of resource-dependent uses. 
 

Unit I of the 1981 Certified LCP3 applies to Bolinas, p. 28 (excerpt):  
 

18. To the maximum extent feasible, a buffer strip, a minimum of 100 feet in width, 
shall be maintained in natural condition along the periphery of all wetlands as 
delineated by the Department of Fish and Game and in accordance with Section 
30121 of the Coastal Act and with the criteria developed by the U.S. Fish and 
Wildlife Service. No uses other than those dependent upon the resources shall be 
allowed within the buffer strip. (emphasis added). 

 
Coastal Commission Staff Report, page 84:  

 
“No uses other than those dependent upon the resources, identified as fishing, recreational 
clamming, hiking, hunting, nature study, birdwatching and boating, shall be allowed within the 
buffer strip.” 

 
3) Applicable Local Coastal Program Amendment (LCPA)5 Provisions (for once the LCPA is in 

effect), excerpt:  
 

In the future, when the LCP amendment is certified, a wetland buffer of less than 100 feet may be 
considered for development projects subject to the below guidelines.  
 

																																																								
2 Available at: https://documents.coastal.ca.gov/reports/2017/12/w21c/w21c-12-2017-report.pdf 
3 Available at: https://www.marincounty.org/~/media/files/departments/cd/planning/local-
coastal/lcp_lup_unit_i_amended_bookmarks.pdf 
4 Available at: https://documents.coastal.ca.gov/reports/2015/3/w15a-3-2015.pdf 
5 Available at: https://www.marincounty.org/~/media/files/departments/cd/planning/local-
coastal/newdocs/161102_ccc_approved_lup_web.pdf?la=en	
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C-BIO-19 Wetland Buffer Adjustments and Exceptions.  
 
1. A buffer adjustment to less than 100 feet may be considered only if it conforms with zoning 
and:  

a. It is proposed on a legal lot of record located entirely within the buffer; or  
b. It is demonstrated that permitted development cannot be feasibly accommodated entirely 
outside the required buffer; or  
c. It is demonstrated that the permitted development outside the buffer would have greater 
impact on the wetland and the continuance of its habitat than development within the buffer; 
or  
d. The wetland was constructed out of dry land for the treatment, conveyance or 
storage of water, its construction was authorized by a coastal permit (or pre-dated 
coastal permit requirements), it has no habitat value, and it does not affect natural 
wetlands.  

… 
4. The buffer shall not be adjusted to a distance of less than 50 feet in width from the edge 
of the wetland. (pages 31-32, emphasis added). 

 
EAC is supportive of affordable housing projects and recognizes the intense need in our community for 
housing. In fact, several of our employees are currently in search of affordable housing. However, it is 
critical that these types of development projects conform to current development and land-use policies, 
are protective of our irreplaceable coastal resources, and are in alignment with our community values.  
 
In order to ensure that habitat value will not be impaired or West Marin’s irreplaceable coastal wetlands 
protections are not weakened as a result of a precedent established by this project, additional analysis 
needs to be conducted to ensure consistency with current and applicable LCP standards and definitions.  
EAC does not support this project at this time.  
 
Sincerely,  

   
Morgan Patton     Bridger Mitchell 
Executive Director    Board President 
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CC:  Dennis Rodoni, Marin County Supervisor  

Rhonda Kutter, Aide to Marin County Supervisor Dennis Rodoni  
Arianne Dar, Executive Director, Bolinas Community Land Trust  
Sara Pfeifer, Coastal Program Analyst, California Coastal Commission  



 



 



 

 

 

 



 

To:  DMZ, Planning Commission, Supervisor Dennis Rodoni 

     Immanuel Bereket 

Re:  Bolinas Community Land Trust Coastal Permit/Use Permit (P2230) 

430 Aspen Rd 

     Bolinas Community Land Trust Coastal Permit(P2228) Vacant Lots 

Overlook Dr 

 

 

 

My name is Nina Phillips and I am writing to you today as a concerned 

neighbor who lives at 375 Overlook Drive in Bolinas in proximity to 

the above proposed projects.  A number of us, who have lived in the 

neighborhood for well over 25 years, have doggedly sought to have 

input on the housing projects that the Bolinas Community Land Trust is 

proposing for our neighborhood.  Alas, our voices have not been 

heard.  Because our voices as stakeholders in how our neighborhood is 

expanded and changed have not been heard, we sincerely hope that the 

agencies at the County of Marin will take our deep concerns seriously. 

The two proposed projects are quite different in nature and generate 

separate comment. 

P2230 - 430 Aspen Road remodel and expansion 

a. Environment Review: Project requests exemption from 
review.  The project rests in the coastal zone, at the 

headwaters of Alder Creek, and should not be deemed exempt 

in this case, due to proposed amount of expansion and 

concerns regarding inadequate setbacks. 

b. Drainage:  the application presents misleading, inadequate 
information about the ability for this narrow property to 

drain winter rains.  The application describes the lot as 

'level,' to employ a sump pump in the rainy season to drain 

the lot (which sits at the head of the wetland or the area 

described as a 'swale.')  The previous owner brought in 

soil to raise levels around the house, which actually 

caused the water to pool under the house, with nowhere to 

drain.  We have video to show the depth of the standing 

water beneath the main house this winter. A completed, 

accurate, feasible drainage plan needs to be developed. 

c. Traffic:  No feasibility study has been provided to 
indicate the number of cars, the parking, or the badly 

needed repair of Aspen Rd, which is impassable in winter 

months. The impacts on the neighborhood of increased 

automobile traffic needs to be addressed. A traffic 

feasibility study needs to be provided with stated, 

conditions of approval: enforceable limits on the number of 

vehicles that will be allowed. 

d. Zoning/Intensity of Use: The Bolinas Mesa is zoned for 
single family residences.  The BCLT is proposing to create 

multi-family units.  While the neighborhood would be glad 

to have this home repaired and made livable again, it has 



traditionally housed two people.  One family in the unit 

would not impact the neighborhood or violate the existing 

zoning.  However, the plan is to remodel the house, add a 

unit and eventually add a 3 bedroom second unit - housing 

three families. This kind of density grossly overloads the 

allowed usage of water, septic capacity and neighborhood 

density. 430 Aspen needs to house one family, employing the 

approved two bedroom septic system. 

e.  
2. (P2228) Vacant Lots, Overlook Dr - proposed ground up 

construction on cleared coastal scrub 

This project proposes to put essentially three dwelling units on one 

small property and characterize the new construction as “single-family 

residence.”  The plan is actually for two houses of very nearly the 

same size with a junior accessory unit added. The property has one 

water meter. The plans do not provide the specifics that would ensure 

that very strict daily water use would be required, which raises red 

flags for me. In conclusion, I believe that the projects should not be 

approved by the County unless their scope is reduced to one residence 

with either a junior accessory unit or an accessory unit, but not 

both. This will provide for affordable housing while supporting the 

other objectives of the Gridded Mesa Plan and protecting the water 

moratorium. 

 

 

Finally, and possibly the most significant comment we can make is 

regarding the CUMULATIVE IMPACT of the two projects with active 

applications, and the public statement by the BCLT of yet another 

future ground - up construction of three units, all within the same 

small neighborhood.  

Attached is a map of the Bolinas Mesa showing the new units to be 

developed within our neighborhood.  In fact, the new units are 

contained within an area, our neighborhood, that comprises just 6% of 

the entire Mesa.  

 

 

Regarding diminishing coastal scrub habitat:  Neighbors have surveyed 

the Bolinas Mesa to determine how much native coastal scrub we have 

left, after years of home construction.  Coastal scrub habitat forms 

the lifeblood of the rich wildlife we share where we live.  80+ bird 

species have been sited in the 6% of this part of the Mesa.  We enjoy 

coveys of California quail, a number of mammal species, reptiles and 

amphibians, with pockets of intact coastal scrub flora. These few 

pockets are the only land the wildlife has left in the attempt to 

thrive. 

Two former coastal scrub habitat lots on Overlook previously were 

unceremoniously destroyed by the BCLT. Once beautiful, they are now 

"vacant" and infested with invasive scotch broom.  The BCLT-owned lots 

on Aspen Road, two of the very few remaining native habitat parcels on 

the Mesa, have recently been partially bulldozed, in anticipation of 



future development identical to the development proposed on 

Overlook. It is imperative that the Planning Department recognize the 

cumulative impacts of three multi – family developments in one small 

area of the Mesa zoned for single family residences.  The neighborhood 

will be deeply and negatively affected by a doubling of automobiles, 

residents and excessive water usage. 

 

 

Just one project, 430 Aspen, could be welcomed if not for the 

excessive density of people, cars and water usage that are 

proposed.  The destruction of habitat on Overlook Drive and Aspen Road 

for multi-family units in an area once known as a Quail Refuge, is 

irresponsible when there are plenty of distressed homes and lots on 

the Mesa with the possibility of developing viable low cost housing. 

Yet, the BCLT has not pursued any alternatives to the worn out old 

“developers model” ~ this is so inappropriate in a special place like 

Bolinas. 

 

 

No one would argue that low cost housing is desperately needed in 

Bolinas or in all of West Marin.  However, it behooves us to take a 

long and measured view on how it can be adequately developed without 

destroying the character of this place or this land. Lets start by 

slowing down this rapid development, find out where it can be spread 

out over the Mesa and keep the priority set by the visionaries of the 

1970s (the Bolinas Community Plan & Gridded Mesa Plan sets out clear 

parameters for the future of the village and land usage). They 

realized that our water would determine our future and that the 

cherished natural beauty of Bolinas would be threatened by overzealous 

ideas of development 

 

Sincerely, 

 

Nina Phillips 

 

 

 

 

 

 

____________________________________________________________________ 

 

































































































To:   DMZ, Planning Commission, Supervisor Dennis Rodoni 
Re:   Bolinas Community Land Trust Coastal Permit/Use Permit (P2230) 430 Aspen Rd. 
        Bolinas Community Land Trust Coastal Permit (P2228) Vacant Lots Overlook Dr. 
From:  Gerard A. Aglioni, Bolinas resident 
 
  

The purpose of this letter is to express my concern about the affordable housing projects 
proposed by the Bolinas Community Land Trust (BCLT) referenced above.  I have been a 
resident of Bolinas for over thirty years.  What originally attracted me to this town was its free 
spirit, sense of community and commitment to environmental protection and social justice.  I 
recognize that there is a housing crisis in many parts of our country - especially big metropolitan 
areas and their suburbs and exurbs – due to the lack of affordable housing. Bolinas is no 
exception.  Having said that, I must also emphasize that developing affordable housing in our 
town must be in line with the wishes of its residents, as expressed when they instituted the water 
moratorium and created both the Bolinas Community Plan and the Gridded Mesa Plan. The 
BCLT plans, as currently conceived, show utter disregard for the historical and legally 
sanctioned mandate of the residents of Bolinas to preserve and protect this community from 
rampant development.  The director of BCLT put it very bluntly when asked if members of the 
community could have input on the proposed projects stating, “…unfortunately, neighbors have 
very little say.”     

 
P2230 – 430 Aspen Road remodel and expansion. 
BCLT is requesting an exemption from environmental review, yet the project rests in the 

coastal zone and is at the headwaters of a riparian corridor (Alder Creek).  The BCLT application 
is based on fictitious and misleading information about drainage on this property.  For example, 
the application describes the lot as “level” and claims that a sump pump would be sufficient to 
drain excess water during the rainy season. As a neighbor, I know that the previous owner tried 
to raise the ground level around the house by bringing in additional soil.  The water stagnated 
under the house with nowhere to drain.  Over the years I have become aware of persistent serious 
problems with drainage for many properties around Aspen and Overlook.  This property needs 
an accurate drainage study by a licensed professional, who will then indicate the appropriate 
remedial measures and drainage plan.   

 
The Bolinas Mesa is zoned for single family homes.  The BCLT plan is to remodel the 

house, add a second unit and also build a third unit, housing three families.  The septic system is 
built for a single family.  The three families will be using one water meter.  As these will be 
working families, it is reasonable to assume that the three families might add at least six cars to 
the vicinity.  BCLT has made no traffic feasibility study as to how this added traffic will impact 
Aspen Road which is in dire need of repairs. 

 
P2228 – Vacant Lots, Overlook Drive near Aspen Road. 
These lots were part of the quail refuge of the Gridded Mesa.  BCLT had this lot 

bulldozed with no neighborhood or community input, thereby exempting itself from 
environmental review; it did the same on another lot it owns on Aspen Road (APN 192-131-33), 
one of the very few intact parcels of native coastal scrub on the Mesa.  The BCLT plan calls for 
the building of three separate dwelling units on the small Overlook lot, while misleadingly 



characterizing the construction as a “single-family residence.” The property has one water meter.  
BCLT has made no traffic feasibility study as to how this added traffic will impact an already 
busy Overlook Drive, the sole paved North-South corridor on the Gridded Mesa.  

 
In sum, I am quite concerned about a number of issues related to the BCLT’s projects, 

none of which is based on hostility toward their plan to provide much needed affordable housing 
in Bolinas.  What concerns me most, is (a) BCLT’s persistent efforts to undermine the water 
moratorium by creating exceptions for its projects and, (b) the misrepresentations it has used to 
ask for exemption from the environmental review process. If the BCLT is exempted from these 
requirements it will set precedents that the town of Bolinas will come to regret when other for-
profit developers ask for similar treatment. Lastly, I am concerned about BCLT’s building multi-
family units in an area designated for single family occupancy and the attendant increase in 
traffic, noise and pollution that this will engender.  On this last point, no one from BCLT has 
been willing to explain why it has concentrated its building projects in one area that comprises 
less than 6% of the total acreage of the Gridded Mesa, which is the main residential area of 
Bolinas. 

 
Sincerely, 
 
Gerard A. Aglioni     
 
 

 
  



Marin County Planning Dept.
Attn: Immanuel Bereket

Re: Coastal Permit applications                                                                       6/5/2019
     P2228 Overlook Dr. Bolinas
     P2230 Aspen Rd. Bolinas
     Bolinas Commuity Land Trust
                                                                       
Dear Immanuel,

I write as a concerned Marin Co. resident., having lived in Bolinas as a renter for forty years 
and now a partial home owner on Overlook Dr.  
In the early '80s I was instumental in the inclusion of affordabe housing in the initial creation of
the Bolinas Land Trust. We saw the presevation of Bolinas' unique environmental qualities as 
inseparable with a means of allowing low cost housing that would integrate well into the land 
use values of this area. 
In 1983, after many meetings, the County of Marin passed Resolution 83-109 which legalized 
the building of 2nd units 'insuring that the community development and environmental quality 
policies of the Bolinas Comminity are met'. This 'provides a policy for controlled development 
of second units' (Bolinas Community Plan) p. 53.
I am concerned that the scope of the new projects dismisses important protected innate values.

Also, the two above proposed projects are setting a sort of precedent in the Bolinas' main 
residential area, the Gridded Mesa. How those projects are perceived over time by the public, 
per density, parking and drainage problems, will effect the BCLT's ambition to install over 45 
more housing units. 
An Environmental Reveiw and your serious consideration of both projects will help resolve 
ongoing problems.  

Overlook Project-P2228
Traffic-
  The site plan calls for 5 parking spaces for up to 12 residents, at least 7 being adults or adults having a
second vehicle. There is also a need for guest parking. Planning for 8 cars at a minimum with a turn 
around area is needed. The street fronts into a drainage ditch, and so does not provide good parking and
can block visibility from oncoming traffic.
  The site fronts 2 intersections. One, the Mesa/Overlook intersection is the main artery into the gridded
Mesa (main housing area for Bolinas). Mesa Rd. cross traffic also services all the visitors to the south 
end of the National Seashore trails and beaches.
  In addition a new lot has been donated to the BCLT located to the east on Mesa Rd, on ranch land. 
with 8 housing units also accessing onto Mesa Rd. 
  Due to the speeding traffic that enters Overlook Dr., and the proximity to the proposed project's 
parking area, there needs to be a turn around for the residents so they can head out forward from the 
residence, and other means to control safety with the increasing density of traffic within that area.
  A second intersection at Poplar lies directly across from the proposed project. Traffic from the 
western end of the Mesa enters Overlook there. This also serves as a designated school bus stop several
times a day, with no pullover and the use of red flashing lights.



  Compromised visibility and speeding calls for solutions to be determined by the County, including 
perhaps additional stop signs (currently there is only one on Overlook @ Mesa Rd.) and whatever 
solutions a traffic study could offer.

Environment
Contrary to the info listed in the PROJECT SUMMARY, p.1, the lots which will be used for housing 
were a field of native vegetation. Coffee berries, coyote bush and other native shrubs covered the area. 
These were cleared in order for the lot to pass inspection. As the native vegetation tries to regrow, it is 
cut to the ground, including in the emergent wetland portion of the property. The County can 
responsibly set guidelines for the care of the 100 ' area that runs the length of the property on the public
land side. The vegetation report can not find samples of some of the plants because they do not survive 
repeated mowing, as it states in the report.

Zoning and Density
We live within a Coastal Residential Single-Family Agricultural District. This project, with 2 new 
homes and an attached ADU, treads into multiple family housing density. The stated plan is to create a 
Limited Equity Housing Coop with 3 owners, with 3 separate investors. How can we be assured that 
this does not open the doors for multi-complex developments in our environmentally sensitive, rural 
area? What density limitations can help maintain the character of Bolinas' main residential area?

430 ASPEN Project- P2230
The application shows plans for a 1 bedroom home with a 1 bedroom attached ADU. However the 
main house also shows an office/bedroom plus a 266 s.f. loft that could easily serve as a 3rd bedroom. 
The ADU has an 87 s.f loft that can be yet another bedroom. Therefore, the house with ADU could 
offer 5 bedrooms. The septic system has been approved for 2 bedrooms. There are currently no 
assurances that the appropriate density will be maintained. 
The submitted plans also show the design for a separate one bedroom 2nd unit. Why are these plans 
included on the application?  Will the county approve this 2nd unit building without it having any septic 
system allowance?

Drainage
The Aspen lot is subject to severe flooding, being situated next to a wetland and with soils of very poor
drainage. It's drainage issues effect the other parcels along Overlook and Aspen. The drainage needs to 
be monitored with solution based plans. It is also important to take into account the propensity towards 
'generously' filling the units. A controlled number of tenants will have a positive effect on all 
problematical aspects of this property.  What assurances can be created so that the criteria set by the 
County will be respected? 

Traffic
430 Aspen sits between Overlook and Aspen roads. The largest and most accessible parking area is on 
Overlook. Aspen Rd. is a narrow, undersized gravel road leading to a muddy swale. On Aspen Rd., 
drivers are squeezed between ditches and passage is for 1 car only. In the plans, only 3 parking spaces 
are assigned for the Aspen side of the property. If 4 adults live there, or likely even more, there are not 
enough slots for occupant parking, let alone guests. If they park in the road or across the street this will 
absorb all the turn around space during the 3 seasons when the road is nearly impassible at Alder Rd.
A study would show that residents need to access the main house via the Overlook parking area, or at 
least not allow additional parking on Aspen at any time. 



Combined Projects
A third property currently owed by the BCLT on Aspen sits within 400 yards of the two projects up for 
review. It is also planned as a new three household development housing 12-14 persons. Many in our 
area feel overwhelmed. The BCLT has also considered the purchase of another two other properties 
within this small area.  

It is imperative that the County recognize the cumulative impacts of three multi-family developments 
in a very small segment (6.5%) of the Gridded Mesa. (This does not include the farmland 8 unit project
off of Mesa Rd., viewed to the west end of Overlook, or a donated legacy home on Overlook). 

As a basically fully occupied, long standing neighborhood, we serve as a model of what the overall 
community is trying to achieve. Several of us offer rentals to community members, in a manner in line 
with the Bolinas Community Plan. The impact of all these projects on our area needs to be considered 
with an inclusive, solution based study. How does one best integrate into the overall existing 
community? How does one solve the projects' foreseeable upcoming problems? 

Also, how will one water meter allowance of 250 cf per day serve 12-14 persons? Will this neccesitate 
trucking in water? How will this effect the water table?    

All of the above points need to be included as conditions of approval. This would assure that these 
buildings best serve the new tenants. The County needs to proceed with caution. In the name of the 
'greater good' all parties and conditions need equal consideration. 

Thank you for your time and considreration,

Janine Aroyan
335 Overlook Dr., Bolinas, CA

 



Re:  Bolinas Community Land Trust Coastal Use Permit #P2230 and 
#P2228 

 

Dear Planning Department and Supervisor Dennis Rodoni,          6/6/2019 

Thank you for the opportunity to comment on the proposed building at 430 Aspen 

and Overlook Roads in Bolinas. As a lifelong working person, and a Bolinas resident 

for more than 50 years, I am an advocate of low-income housing to protect and 

preserve the social diversity and vibrance of our community. 

Yet I share many of the concerns that others have in opposition to these projects: 

• Environmental concerns about needless destruction of native flora and fauna. 

• Drainage issues associated with the locations and the headwaters of natural 

water flow off the Mesa. 

• Serious questions regarding water volume and use that haven’t, as yet, been 

adequately addressed. 

• Apprehension about a radical change of housing density within that 

neighborhood. 

• Non-conformance to local Bolinas planning documents. 

But as an overriding concern, I find the proposals uncaring and even cruel to one of 

the most stable of all neighborhoods in the Bolinas Township. I know the place well, 

and indeed many of its residents since high-school days.  

 All were young when first living here; all have grown old, together. All have taken 

neighborly pride in their small part of a greater community; all are constructive and 

caring citizens within our Community. Indeed, they are the epitome of the Bolinas 

Community Plan, an inspired governing document that has served this town well. 

I have found the developer of these projects insensitive of these foundational 

values, and while I am a strong advocate of Low-Income Housing, I firmly believe 

they have haphazardly chosen the wrong locations for needed development.  

In choosing more degraded parcels, this community could reduce fire hazard and 

require environmental enhancement that would make low-income housing serve 

both the social and environmental needs of Bolinas and this County. 

Thanks for listening, Rudi Ferris 

PO box 154, 94924.  71 Marin Way, Bolinas, California 
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Bereket, Immanuel

From: Alicia Gamez <amgamez@yahoo.com>

Sent: Thursday, June 06, 2019 5:53 PM

To: Bereket, Immanuel; djrodoni4@gmail.com

Subject: 430 Aspen Road, and P2228

To:  DMZ, Planning Commission, Supervisor Dennis Rodoni 
Re:  Bolinas Community Land Trust Coastal Permit/Use Permit (P2230) 430 Aspen Rd 
     Bolinas Community Land Trust Coastal Permit(P2228) Vacant Lots Overlook Dr 
 
My name is Alicia Gamez. My partner and I purchased a home at 145 Mesa Road, in 2013.  

I write to express my concerns to the proposed projects at at 430 Aspen Road, and P2228, for building on an 

undeveloped parcel on Overlook Drive (the "projects").  

I am relatively new to Bolinas as a part time resident. Though I have been an admirer of Bolinas since I 

discovered it in 1992, when I set my goal of being a resident. I look forward to that point in time that I can be a 

full-time resident. 

Other neighbors and residents have raised very important points. I will focus on what my concern.  

Both of the projects presume to put multiple units on a single water meter and on small parcels.  There are many 

problems with this.  

First, Bolinas has limited water supply. The possibility of breaking the water moratorium presents material 

environmental demands on the limited water supply.  

More importantly, this will break the water moratorium.  Breaking the water moratorium for these 

developments will set a precedent for more. Many neighbors have commented to me: "If they let them put 

multiple units on one meter, they better let me do it, too." Those are just the neighbors. Think of what the true 

developers will say. You will not be able to discriminate between developers. Once you open the door for 

multiple units on a single water meter, you will face tenacious and costly litigation if you do not allow it for 

others. The dominoes are being aligned now. If you allow the first to fall, the rest will follow. Both developers 

and long-term residents will seek to develop additional units with their single water meter. The water 

moratorium will be gone, and Bolinas's limited water resources will be exhausted.  

Bolinas and the Big Mesa are single family homes. Building multiple units on small lots with multiple families 

and multiple cars, etc., imposes an intense urban-level use on a rural landscape, with finite water.  

If this project moves forward, I destination that I set for myself in 1992 will vanish. In a short period of time, 

developers will fight tooth and nail to develop Bolinas. I see no reason that I should expect to fulfill my goal of 

residing in the home that I rehab'd in Bolinas. Since the Bolinas that I aimed for will be gone and unprotected, I 

might as well participate, build multiple units on the property with the single meter, and sell to the highest 

bidder.   
It appears to me that BCLT's efforts will erode the protections that have made Bolinas wonderful all these years. 

Once the protections are gone, Bolinas will be gone too.    
 
I sincerely hope that you will not let this happen. 



2

 
Alicia Gamez 
145 Mesa Rd. Bolinas CA 
57 Lapidge St. SF CA 

 



James & Terry Guthrie 

455 Aspen Road 

Bolinas, California 94924 

 

 

June 7, 2019 

 

DMZ, Planning Commission & Supervisor Dennis Rodoni 

 

Re: Bolinas Community Land Trust Coastal Permit/Use Permit (P2230) 

 Bolinas Community Land Trust Coastal Permit ((P2228) 

 

Dear Supervisor Dennis Rodoni & Planner Immanuel Bereket 

 

We are writing in regard to the two proposed BCLT developments, one at 430 Aspen Road and the other 

on a currently undeveloped lot on Overlook Drive. The development applications seek approval of 

multiple units on each property with a resulting significant increase in water use, septic systems, traffic 

and parking. Our concerns are for the specifics of both properties and also for the precedent that these 

two developments will set. 

 

The proposed 430 Aspen Road development seeks permission to create three dwelling units in two 

expanded structures. Although the drawings identify a total of three bedrooms, there is easily the 

potential for six or more when spaces identified as “offices” and “lofts” are included. The prospect of 

twelve people living on a single property is completely out of scale for the block. The majority of the 

new residents (5 of the 6 potential bedrooms) will enter on Aspen Road dramatically increasing traffic 

on a road that is now lightly traveled by cars but is heavily used by walkers. The increased car traffic will 

be made worse because just beyond the property, Aspen Road is not maintained and is largely 

impassable. We worry about traffic noise and the safety of pets and children who are accustomed little 

if any vehicle traffic. Parking, with only three spaces off Aspen Road does not appear to have been 

adequately addressed. There are currently no spaces for cars on Aspen Road itself. The property is 

adjacent to an undeveloped swale that is home to quails and potentially Monarch butterflies whose 

habitat may be disrupted. 

 

The proposed Overlook Drive development also seeks permission for two units in two new structures 

with six bedrooms that may house perhaps 12 people. Only five parking spaces have been proposed. 

This proposal on an undeveloped lot encroaches into and blocks views of the meadow. 

 

 

 

 

 

 



Both proposed developments add to the water, septic and fire burdens on the Mesa. The evaluation of 

these infrastructure burdens should be based on a realistic estimate of the number of residents these 

developments will house. Perhaps more importantly, they set a precedent for future development on 

the Mesa resulting in even greater demands on infrastructure. For example, current the water 

moratorium was put in place in response to past local water shortages. The periodic droughts that we 

have experienced more recently will only become more frequent and severe in the future resulting in an 

increased demand on a reduced water supply and increased fire danger.   

 

Although the development of affordable housing is a worthwhile endeavor, these proposed 

developments are too large for their locations and should be scaled back.   

 

Respectfully, 

 

Jim & Terry Guthrie 
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Bereket, Immanuel

From: Peggy Honeywell <peggyhoneywell@yahoo.com>

Sent: Thursday, June 06, 2019 4:09 PM

To: Bereket, Immanuel

Cc: Clare Rojas

Subject: Project Overlook Drive Bolinas 6/6/19

To: DMZ, Planning Commission, Supervisor Dennis Rodoni, Project Planner: Immanuel Bereket 
Re: Bolinas Community Land Trust Coastal Permit/Use Permit (P2230) 430 Aspen Rd  

Bolinas Community Land Trust Coastal Permit(P2228) Vacant Lots Overlook Dr 6/6/19 

I am writing as a concerned resident for over 15 years on Aspen Road in Bolinas, CA. This singular road and 
all its residents, people and animals, I believe will be severely impacted by the 4 proposed 
developments/affordable housing units in a condensed block on the Mesa. (A gift house on Aspen and 
Overlook, Overlook lot, 430 Aspen, and proposed development on an empty plot across from 430 Aspen) As a 
past board member of the BCLT I am well aware of their intentions to house 8-10 people in a single family unit, 
which I don’t believe is respectful to those they are housing nor the impact of the neighborhood, the amount of 
waste, traffic, parking on one street, would be severe, and this is only one property out of the 4 on this one 
road. I am well aware that the board, has very little regard for the actual input and concerns of the very 
educated, insightful dedicated community members that will be impacted the most by the BCLT plans. 
I don't see one AirBnB, VRBO, on our block. I see hard working class families that live or rent here full time. 
This is an inconvenient truth the BCLT board does not present at fundraising events. While there are wealthier 
land masses conserved for those who can afford the views and solitude on other parts of the mesa, 
interestingly enough, all these developments are as far away from the majority of the board members as 
possible.  

I do believe there is a housing crisis here, in the city and in many cities. I do believe the majority of people on 
this street want to help fix the problem, especially for those within the working community who are most 
vulnerable in our current political climate. Working with the BCLT, is opaque at best. When I sent the board a 
letter as a board member, with my concerns as both a board member and a resident of Aspen Road, the 
response was handing me a confidentiality contract, gag orders, and insults.  

Not addressing my valid concerns, or the communities. It was all lip service. 
Their is a need for the BCLT to make a plan with community input, and community voting. This doesn’t exist.  

I don’t believe the challenges within this community are fixed by compounding the problem with overcrowding, 
development of land, waste, traffic and parking issues. 
No one on this street AIRBNBS, or VRBO’s. We are all hard working class homeowners or renters, some for 
50 plus years.  

No one on this street is anti affordable housing. We are anti packing 8 people into a two bedroom house with 
no control over those impacted, including those housed there. 
We are anti development of land that houses trees and animals, land that is disappearing from the Mesa due 
to many building illegally, land that is supposed to also be preserved by the BCLT (land Trust)  

My letter to the board is pasted below. None of my questions proposed in this letter, even as a board member 
were addressed. 

Dear BCLT, 6/2018 
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When I signed up to volunteer my time as a board member on the BCLT, I signed up to support the BCLT to purchase and renovate 
existing houses for low to middle income community members who are essential to the vitality of our community - teachers, nurses, 
doctors, plumbers, families with young kids enrolled in the school. I didn't think the BCLT would develop open lots with water meters. I 
believe we as a Land Trust have a different responsibility than the Buyers Market, and we have the opportunity to buy meters to hold for 
the purpose of preserving space, to push against the development of Bolinas. I believe the open spaces in our neighborhoods are as 
vital and critical to our values and well being as a community with low income housing. Supporting those underserved in the community 
who make this region diverse and unique can be done while preserving the very reason we have all decided to call this place home.  

Land preservation plays a critical role in the future of Bolinas, and the Land Trust should represent this as a priority as well.  

I would like to see the BCLT buy the lots on Aspen for preservation, and deed it to the town. As a board member I would like to bring 
this up for a vote within the community as an initiative to establish that we as a land trust also have a responsibility to be faithful land 
stewards. I believe the impact of developing on the habitat on the Aspen Lots, will have a negative impact. I believe the community will 
see this as an indicator of what's to come, without the knowledge or community engagement that is needed with such a project. This 
will cost the Land Trust way more than the Grant we may lose. It will cost us trust with community members who could be useful 
alliances in finding creative ways of working towards solving our housing crisis. I think everyone is open to discussion and compromise 
and working towards affordable housing here in Bolinas.  

The poorly planned way the clearing of the land on Overlook was handled, created a distrust within the community and has set a tone 
for any further projects we engage in.  

I think it's imperative we have more accessible, clear information available, more public meetings, and public presentations so people 
know what is going on and can have input. On highly impactful projects, board member votes cannot be rushed, and I feel as though 
they are. There is a need for in depth understanding of broader consequences and impacts for the neighborhoods and habitat that 
would become housing. It is essential the BCLT becomes better at communicating, with visuals for proposed projects, with timelines, 
deadlines, question and answer sessions, even for board members, and welcoming the concerns, support, expertise of the neighbors 
directly or indirectly impacted. Community engagement, and planning is lacking from the BCLT. I know there are meetings on the 
calendar addressing these issues and I applaud those efforts.  

As of now, the revolving fund is a long term endgame, but so far it feels as though we buy up land and water meters as those become 
available rather than buying more strategically according to the densities, and sensitivities of the neighborhoods, and the impact of 
traffic, parking, and consideration of the habitat within those neighborhoods. There should be a mapped out plan (including future willed 
properties) that is balanced, and shared throughout Bolinas, Horseshoe Hill, the Little Mesa, and surrounding areas.  

With less controversy, and less negative impact, I would prefer to see the BCLT continue to use alternatives to development;  

1. Accessory Dwelling Units: ADU’s or “mother-in-law units” are secondary homes on properties that would normally only have one 
housing unit (think free standing guest houses, converted garages, basement units etc.). They offer a quick and easy way to house 
more people/increase the amount of housing in a community.  

2. Micro or Modular Houses: Besides being all the rage right now, tiny or modular houses are a powerful affordable housing strategy 
because small homes are significantly less costly to build and purchase, require much less energy, and are easily movable.  

3. Cooperatives: Housing cooperatives are properties that are owned and managed by their residents, who pool their buying power to 
save on property costs and living expenses.  

4. Work/Trade Housing: In certain situations when there is high demand for skills or labor (think landscaping maintenance, elder-care, 
house-sitting, handyperson services etc.) a work-trade or barter situation can be a good solution for affordable housing.  

5. Senior Community Housing: Community housing for seniors can provide much of the desired aspects for quality life for the elderly 
including community engagement, affordability, and accessibility, which seniors do not receive in isolated apartments or houses. The 
development of these communities can free up houses that are capable of lodging large families (or multiple families using the ADU 
approach).  

Concerns shared by community members for Aspen are (usually shared with me when I am walking around town): *High density of 
people.. could more than double the population of our block! 
*noise pollution from the construction of BCLT housing, and just daily living. 
*fear of decreased property values  

*Potential to break water moratorium. If the BCLT is the example of how many people can inhabit and be on one water meter (12) that 
would potentially open it up to landowners who over build and sell.  

*risk of losing beautiful open space is as much a crisis as affordable housing.  
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Questions: If school numbers are so low, could we use the Stinson Campus as affordable living quarters? Members of the community 
want to be informed and would like to vote on projects.  

(Letter to me from community member, I would like to share as is) Hi Clare,  

I met you on Aspen Saturday afternoon when I was meeting my new neighbors for the first time. I enjoyed meeting you, and want to ask 
if you could share a few of my thoughts with the Land Trust when you next meet.  

I'm very aware of the challenges of finding affordable housing in Bolinas, and I'm grateful for the Land Trust's efforts to find low to 
middle income solutions. It's disconcerting to me to see so many empty houses when there are so many of our community in need of a 
place to call home. I would like to see the Land Trust encourage and help owners of those homes be able to build second units, or 
encourage creative incentives such as tax breaks or low interest loans. Or maybe the Land Trust could help by arranging work 
exchange agreements for partial payment of the rent. Wouldn't this be a relatively low expense way to help both owners and renters?  

If new construction projects are built I would like to see local builders and craftsmen/people employed. I would very much like to see the 
Land Trust consider and use the sweat equity model. I worked on a project in Sebastopol where a high-density, low impact, small 
footprint model was in use for low income housing. The developers presented the design for thirteen houses to be built on one parcel of 
land, and people who were interested and qualified as low income applied. If accepted, they signed a contract promising twenty hours 
of work each week for the duration of the construction - and this sweat equity was in lieu of the down payment on their new home. Most 
of the people I worked with had no construction skills at all, but the process of working and learning together was the most "community 
building" thing I've ever been a part of. Once the construction was completed the new owners paid off the low interest loans used to 
build the houses. It seems to me there are many reasons to consider this model - but that they don't really need enumerating here.  

Another concern of mine is the impact of two or three of the Land Trust's high density projects happening in one small area of the 
mesa. Introducing that many new people, their traffic and that much construction noise is bound to have an abrasive impact on the 
surrounding neighbors. More important though, is the impact on the surrounding habitat. Having two or three of these projects in close 
proximity to each other seems very inconsistent with the purported  

values and concerns of the Land Trust. I'm sure it's challenging to both preserve the environment and address housing needs, but three 
ideas here: focus on already built homes, spread new construction out so it's not so concentrated, and compensate for the loss of 
habitat by purchasing an equal or greater amount of property that is to be left undeveloped.  

My apologies Clare, for taking advantage when your email was passed to me in another email that I received! Please feel free to share 
my thoughts, or to copy or forward this note to other members of board -  

Thanks for all of the work all of you do, (Unnamed community member) Planning and density-  

1. 1) Has the BCLT prepared a plan of development and renovation for the mesa, or does it run by guiding principles that ensure 
all the purposes are fulfilled, that all neighborhoods are served and lightly impacted by development? The proposal for 
development and clearing of habitat on Aspen, would create high impact, and high density.  

2. 2) The few buildable lots on the Mesa should be shared with the community as part of a long term goal, and what those lots 
look like, mowed, cleared vs. serving habitat value on the mesa amidst our residential community) and what the BCLT’s 
planning process is for building, renovating, rentals versus home ownership.  

3. 3) Has the BCLT assessed the current density of occupancy of the Mesa? There need to be checks and balances for 
occupancies we are responsible for. The two houses for Overlook with studio single person unit (up to 12 people) is similar to 
what current occupancy is for a single block on the Mesa. The community should be aware of this.  

4. 4) The character of Bolinas has been created by the many persons who moved here because they value living in a semi-
natural, quiet environment. Many of those people are also the individuals who have dedicated their lives to protecting this 
community and raising their families here. These individuals are also the ones who would likely be low-mod-income renters or 
buyers. It is critical that the process of creating this housing be considerate of the quality of life, and habitat that has existed 
here since the early 70’s. This includes community outreach, voting, and visual representations when discussing the 
developments on Overlook- architectural styles and sizes of new construction.  

5. 5) How has the BCLT ensured long term- maintenance of its organizational structures so that properties are maintained and 
managed in the manner that has been described and agreed upon by the community, and  

residents in perpetuity? Does the land trust maintain adequate financial resources to see itself through lean times?  

Number Three and 5 on The BCLT Bylaws: OUR MISSION  

The Bolinas Community Land Trust is a local non-profit dedicated to creating, preserving and sustaining long term  

affordable housing in Bolinas. (Excerpt from our Bylaws)  
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3. Acquiring and holding land in an environmentally sensitive and socially responsible manner, and promoting the long-term health and 
viability of the community.  

5. Serving as a model in land stewardship and community development, and enabling others to form community land trusts by providing 
information, resources, and expertise.  

As a community, most of us value affordable housing but have concerns about transparency with the proposed projects of BCLT for 
development and the water moratorium. Expanding the usage of the water meters with efficient home equipment (efficient toilets, 
washer and dryers, irrigation etc.) and updated septics seems to be viewed by the community as a loophole that is available to the 
BCLT and not the rest of the community which includes many who struggle to stay here, within the community where they grew up and 
would like to stay, but have no assistance to stay, (upgraded septics mostly). This is another way we lose our community. These are 
productive members of our community on whom we as a community rely - landscapers, tree trimmers, fisherpeople and many others.  

The three issues I am most concerned about:  

Community engagement: seeking to better engage the community to achieve long-term and sustainable outcomes, processes, 
relationships, discourse, decision-making, and implementation.  

To be successful, we must encompass strategies and processes that are sensitive to the community-context in which it occurs.  

I believe all the decisions on building, and clearing land that impact the surrounding neighbors and community at large should have a 
community vote, and full transparency for proposed plans, and projects.  

Finding creative non threatening ways of reaching out to the Homeowners of the “empty houses” to rent to us..  

Land preservation: Having sufficient amounts of contiguous natural lands is vital to the survival of our environment. This open space 
is required to protect our drinking water supplies and clean air, promote healthy, active lifestyles, preserve habitat for native plants and 
animal species, and provide nesting and breeding places for birds. "The story of land is older that the story of man. Every society 
must devise ways in which its members will share this gift and under what conditions that land will be passed on to the next 
generation. This is continuity." --From "The Community Land Trust: A Guide to a New Model for Land Tenure in America."  

Land preservation plays a critical role in the future of our town.  

Affordable Housing: Sharing the responsibility throughout the community. We do not want to overly crowd already high density 
populations within in certain neighborhoods and streets. The Mesa in particular seems to be most impacted.  

I would like to discuss the Implementation of guidelines created and voted on by the community and the BCLT board about how many 
properties the BCLT can buy, develop, rent on one street. We do not want to become land barons and the landlords over Bolinas. We 
have the entire alphabet to plan responsibly on the Mesa alone, that doesn't include the Little Mesa, and Horseshoe Hill and the 
surrounding parcels of land (that I don't know the name of). A suggestion that has been given to me numerous times is asking the 
select few with more than two acres for the  

possibility of using their water meter for a single family home, sharing the impact of affordable housing within the already densely 
populated Mesa and downtown.  

A Map of the empty lots that are buildable vs. unbuildable, with a map of BCLT properties, and future inheritance, (the willed properties) 
should be available, updated, and open to the public, posted on the website.  

For every house or property we buy, or rent, if at all possible, a lot could be preserved with habitat considerations - we plant a tree, or 
build a community garden.  

I hear many folks talk about their concerns for more severe droughts in the near future, and the concern for limited usage of water 
within the population we already have. Multiplying the population will directly impact the existing community that struggles to maintain 
sustainable living. How do we answer these concerns as the BCLT? Though the housing crisis is critical and urgent, urgency should not 
impose a hierarchy of who and what is more important within the community we serve.  

Thank you for holding space for discussion and the perspectives of your fellow neighbors, and taking the time to read this letter.  

Sincerely, Clare Rojas  
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A number of us, who have lived in the neighborhood for well over 25 years, have doggedly sought to have 
input on the housing projects that the Bolinas Community Land Trust is proposing for our neighborhood. Alas, 
our voices have not been heard. Because our voices as stakeholders in how our neighborhood is expanded 
and changed have not been heard, we sincerely hope that the agencies at the County of Marin will take our 
deep concerns seriously. The two proposed projects are quite different in nature and generate separate 
comment.  

P2230 - 430 Aspen Road remodel and expansion 
Environment Review: Project requests exemption from review. The project rests in the coastal zone, at the 
headwaters of Alder Creek, and should not be deemed exempt in this case, due to proposed amount of 
expansion and concerns regarding inadequate setbacks. 
Drainage: the application presents misleading, inadequate information about the ability for this narrow property 
to drain winter rains. The application describes the lot as 'level,' to employ a sump pump in the rainy season to 
drain the lot (which sits at the head of the wetland or the area described as a 'swale.') The previous owner 
brought in soil to raise levels around the house, which actually caused the water to pool under the house, with 
nowhere to drain. We have video to show the depth of the standing water beneath the main house this winter. 
A completed, accurate, feasible drainage plan needs to be developed. 
Traffic: No feasibility study has been provided to indicate the number of cars, the parking, or the badly needed 
repair of Aspen Rd, which is impassable in winter months. The impacts on the neighborhood of increased 
automobile traffic needs to be addressed. A traffic feasibility study needs to be provided with stated, conditions 
of approval: enforceable limits on the number of vehicles that will be allowed. 
Zoning/Intensity of Use: The Bolinas Mesa is zoned for single family residences. The BCLT is proposing to 
create multi-family units. While the neighborhood would be glad to have this home repaired and made livable 
again, it has traditionally housed two people. One family in the unit would not impact the neighborhood or 
violate the existing zoning. However, the plan is to  

remodel the house, add a unit and eventually add a 3 bedroom second unit - housing three families. This kind 
of density grossly overloads the allowed usage of water, septic capacity and neighborhood density. 430 Aspen 
needs to house one family, employing the approved two bedroom septic system.  

(P2228) Vacant Lots, Overlook Dr - proposed ground up construction on cleared coastal scrub This project 
proposes to put essentially three dwelling units on one small property and characterize the new construction as 
“single-family residence.” The plan is actually for two houses of very nearly the same size with a junior 
accessory unit added. The property has one water meter. The plans do not provide the specifics that would 
ensure that very strict daily water use would be required, which raises red flags for me. In conclusion, I believe 
that the projects should not be approved by the County unless their scope is reduced to one residence with 
either a junior accessory unit or an accessory unit, but not both. This will provide for affordable housing while 
supporting the other objectives of the Gridded Mesa Plan and protecting the water moratorium.  

Finally, and possibly the most significant comment we can make is regarding the CUMULATIVE IMPACT of 
the two projects with active applications, and the public statement by the BCLT of yet another future ground - 
up construction of three units, all within the same small neighborhood.  

Attached is a map of the Bolinas Mesa showing the new units to be developed within our neighborhood. In fact, 
the new units are contained within an area, our neighborhood, that comprises just 6% of the entire Mesa.  

Regarding diminishing coastal scrub habitat: Neighbors have surveyed the Bolinas Mesa to determine how 
much native coastal scrub we have left, after years of home construction. Coastal scrub habitat forms the 
lifeblood of the rich wildlife we share where we live. 80+ bird species have been sited in the 6% of this part of 
the Mesa. We enjoy coveys of California quail, a number of mammal species, reptiles and amphibians, with 
pockets of intact coastal scrub flora. These few pockets are the only land the wildlife has left in the attempt to 
thrive.  

Two former coastal scrub habitat lots on Overlook previously were unceremoniously destroyed by the BCLT. 
Once beautiful, they are now "vacant" and infested with invasive scotch broom. The BCLT-owned lots on 
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Aspen Road, two of the very few remaining native habitat parcels on the Mesa, have recently been partially 
bulldozed, in anticipation of future development identical to the development proposed on Overlook. It is 
imperative that the Planning Department recognize the cumulative impacts of three multi – family 
developments in one small area of the Mesa zoned for single family residences. The neighborhood will be 
deeply and negatively affected by a doubling of automobiles, residents and excessive water usage.  

Just one project, 430 Aspen, could be welcomed if not for the excessive density of people, cars and water 
usage that are proposed. The destruction of habitat on Overlook Drive and Aspen Road for multi-family units in 
an area once known as a Quail Refuge, is irresponsible when there are plenty of distressed homes and lots on 
the Mesa with the possibility of developing  

viable low cost housing. Yet, the BCLT has not pursued any alternatives to the worn out old “developers 
model” ~ this is so inappropriate in a special place like Bolinas.  

No one would argue that low cost housing is desperately needed in Bolinas or in all of West Marin. However, it 
behooves us to take a long and measured view on how it can be adequately developed without destroying the 
character of this place or this land. Lets start by slowing down this rapid development, find out where it can be 
spread out over the Mesa and keep the priority set by the visionaries of the 1970s (the Bolinas Community 
Plan & Gridded Mesa Plan sets out clear parameters for the future of the village and land usage). They 
realized that our water would determine our future and that the cherished natural beauty of Bolinas would be 
threatened by overzealous ideas of development.  

Sincerely,  

Clare E Rojas  

This email may contain material that is confidential, privileged and/or work product for the 
sole use of the intended recipient.  Any review, reliance or distribution by others or forwarding 
without express permission is strictly prohibited and may result in legal action. If you are not 
the intended recipient, please contact the sender and delete all copies. Thank you very much. 
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Bereket, Immanuel

From: Polly Levin <pollylevin@yahoo.com>

Sent: Thursday, June 06, 2019 4:05 PM

To: Bereket, Immanuel

Cc: djrodoni4@gmail.com

Subject: Marin County Zoning Departmenr Hearing June 13, 2019 _ Bolinas Community Land 

Trust Use Permit Applications #sP2228 and P2230

Attachments: BOLINAS MAPPING#3_5_18.pdf

To:    DMZ, Immanuel Bereket, Planning Commission, Supervisor Dennis Rodoni 

Re:   Bolinas Community Land Trust Coastal Permit/Use Permit (P2230) 430 Aspen Rd 

             Bolinas Community Land Trust Coastal Permit (P2228) Vacant Lots Overlook Dr 

From:  Polly Levin, Bolinas resident 

 

I am writing to voice my concerns regarding the above-referenced proposed affordable housing projects. I would like to 

preface my concerns by making it clear that I recognize and support the efforts to create low cost housing in Bolinas. It is 

an urgent need in this small community, as it is in all West Marin, and indeed in many areas of California and the rest of 

this nation. The creation of affordable housing however, should not be inconsistent with the character and ethos of the 

community where it is located.  

 

My concern today is that the development of low cost housing in Bolinas is being made at the expense of the character 

of this community and its land. I have lived in the neighborhood proximate to these projects for over 30 years.  Many of 

my neighbors have lived here even longer. These projects, as they are currently conceived, will have a detrimental and 

irreparable impact on our neighborhood and our lives. When I and other Bolinas residents first heard of these projects 

over one year ago, a group of us approached the Bolinas Community Land Trust (“BCLT”) in an effort to have some input. 

We sought a voice in the manner and method in which our neighborhood is expanded and changed. Our concerns were 

rejected as “nimby-ism” and our concerns have not been given a fair hearing.  We sincerely hope that the agencies at 

the County of Marin will hear our voices and give our concerns a considered and fair hearing. 

 

The two proposed projects are quite different in nature and require separate comment. 

 

1. P2230 - 430 Aspen Road remodel and expansion 

 Environmental Review: Project requests exemption from review.  The project rests in the coastal zone, as well as 

at the headwaters of a riparian corridor (Alder Creek), and should not be deemed exempt in this case, due to proposed 

amount of expansion and concerns regarding inadequate setbacks. 

 Drainage: the application presents misleading, inadequate information about the ability for this narrow property 

to drain winter rains.  The application describes the lot as 'level,' and suggests that a sump pump is sufficient to drain 

excess water in the rainy season. The previous owner brought in soil to raise levels around the house. This, in fact, 

caused the water to pool under the house, with nowhere to drain.  There is a video available which shows the depth of 

the standing water beneath the main house this past winter. I have personally witnessed that the adjacent properties 

along Aspen and Overlook have persistent serious problems with drainage during the rainy season. A completed, 

accurate, feasible drainage plan needs to be developed. 

 Traffic: No feasibility study has been provided to indicate the number of cars, the parking, or the badly needed 

repair of Aspen Rd, which is impassable in winter months. The impacts on the neighborhood of increased automobile 

traffic needs to be addressed. A traffic feasibility study needs to be provided with stated conditions of approval to 

include enforceable limits on the number of vehicles that will be allowed. 

 Zoning/Intensity of Use: The Bolinas Mesa is zoned for single family residences.  The BCLT is proposing to create 

multi-family units.  While we would be glad to have this home made livable again, it has traditionally housed two 

people.  One family in the unit would not impact the neighborhood or violate the existing zoning.  However, the plan is 
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to remodel the house, add a unit and eventually add a three-bedroom second unit, thereby housing three families. This 

kind of density grossly overloads the allowed usage of water, septic capacity and neighborhood density. 430 Aspen 

needs to house one family, employing the approved two-bedroom septic system. 

 

2. (P2228) Vacant Lots, Overlook Dr - proposed ground up construction on cleared coastal scrub 

This project proposes to put what amounts to three dwelling units on one small property and characterizes the new 

construction as “single-family residence.”  The plan is in fact for two houses of very nearly the same size with a junior 

accessory unit added. The property has one water meter. The plans do not provide the specifics that would ensure that 

very strict daily water use would be enforced, which raises red flags for me. In conclusion, I believe that the projects 

should not be approved by the County unless their scope is reduced to one residence with either a junior accessory unit 

or an accessory unit, but not both. This will provide for affordable housing while supporting the other objectives of the 

Gridded Mesa Plan and protecting the water moratorium. 

 

 

3. CUMULATIVE IMPACT 

Finally, and possibly the most significant comment I can make is regarding the cumulative impact of the two projects 

with active applications, and the public statement by the BCLT that they plan yet another ground-up construction 

project of three units, all within this same small neighborhood.  

 

Attached is a map of the Bolinas Mesa showing the new units the BCLT proposes to develop within our 

neighborhood.  In fact, these projects are contained within an area that comprises just 6% of the entire Gridded 

Mesa. Thus, our neighborhood, representing just 6% of the acreage on the Bolinas Gridded Mesa, is slated to support all 

these proposed projects. 

 

 

Diminishing Coastal Scrub Habitat:   Coastal scrub habitat forms the lifeblood of the diverse and rich wildlife in our 

community.  More than eighty different bird species have been sighted in this neighborhood which represents only 6% 

of the Mesa.  We also enjoy coveys of California quail, several mammal species, reptiles and amphibians, with pockets of 

intact coastal scrub flora. These few pockets are the only land remaining where the wildlife can attempt to thrive.  

Some neighbors have surveyed the entire Bolinas Mesa to determine how much intact native coastal scrub habitat 

remains after the intensive housing construction which began in the mid-‘70s. Our little neighborhood contains a 

significant portion of the few remaining areas of intact coastal scrub habitat on the Mesa. Previously, there were more 

parcels of coastal scrub habitat on Overlook (where Project P2228 is located), but the habitat was unceremoniously 

bulldozed just prior to being donated to the BCLT. Once beautiful, the lots are now "vacant" and infested with invasive 

scotch broom.  The BCLT-owned lot on Aspen Road (APN 192-131-33), one of the very few remaining native habitat 

parcels on the Mesa, has recently been partially bulldozed, in anticipation of future development identical to the 

development proposed on Overlook. It is imperative that the County agencies, including the Planning Department 

recognize the cumulative impacts of three multi-family developments in one small area of the Mesa which is zoned for 

single family residences.  The significant increase in automobiles, water usage, and water waste will have a substantial 

and deleterious impact on this neighborhood. 

 

Just one project, 430 Aspen, would be welcome were it not for the excessive density of people, cars and water usage 

that are proposed.  The destruction of habitat on Overlook Drive and Aspen Road to create multi-family units in an area 

once known as a Quail Refuge, is irresponsible when elsewhere on the Mesa there exist distressed homes and lots 

(populated by invasive species such as eucalyptus and pampas grass) that could be developed as viable low cost housing. 

Destruction of habitat is inconsistent with the socially responsible mission of creating affordable housing. The BCLT has 

made no effort to pursue alternatives to the standard “developer’s model”: i.e. to put as much habitable square footage 

on a given piece of land, with no concern for environmental, social or neighborhood issues. This is completely 

inconsistent with the ethos and history of a special place like Bolinas. 
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No one would argue that low cost housing is not needed in Bolinas, or in all of West Marin.  However, it behooves us to 

take a long and measured view on how it can be adequately developed without destroying the character of this place or 

this land. Our concern as neighbors was piqued as we learned that BCLT has planned to locate several more projects in 

the immediate neighborhood bounded by Overlook Drive and Aspen Road, and Mesa Road and Elm. It is time to stop, 

investigate and and plan how this development can be spread out over the Mesa and maintain the priorities set by the 

visionaries of the 1970s. The Bolinas Community Plan and the Gridded Mesa Plan set out clear parameters for the future 

of the village and land usage, including the creation of affordable housing. The community that developed those plans 

realized that our water would determine our future and that the cherished natural beauty of Bolinas would be 

threatened by overzealous ideas of development. 

 

Sincerely, 

 

Polly Levin 
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2018.05.18 SUMMARY OF COMMUNITY ASSESSMENT OF BCLT PROPOSED DEVELOPMENTS

BCLT IS ACTING AS A HOUSING DEVELOPER 
IN BOLINAS. THEY SHOULD ADHERE TO 
ESTABLISHED URBAN PLANNING GUIDELINES, 
THE MARIN DEVELOPMENT CODE, AND CEQA 
REGULATIONS.

THE BROAD SCOPE OF BCLT’S MESA PROJECTS 
REQUIRE BCLT TO UNDERTAKE DETAILED 
ENVIRONMENTAL IMPACT REPORTS  FOR 
EACH DEVELOPMENT SINCE THEY WILL HAVE 
NEGATIVE EFFECTS ON:
• BIOLOGICAL RESOURCES
• LAND USE/PLANNING
• TRANSPORTATION/TRAFFIC
• UTILITY/SERVICE SYSTEMS
• NOISE

BCLT IS PROPOSING A 53% INCREASE IN 

POPULATION DENSITY FOR A 6.5% AREA 
OF THE GRIDDED MESA WITHOUT SEWER 
SYSTEMS, LIMITED WATER, AND UNIMPROVED 
GRAVEL ROADS.

HOUSING AND GOOD LAND 
USE PLANNING ARE NOT 
MUTUALLY EXCLUSIVE
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Bereket, Immanuel

From: cindi rich <cindirich253@gmail.com>

Sent: Friday, June 07, 2019 2:55 PM

To: Bereket, Immanuel

Cc: djrodoni4@gmail.com

Subject: Re:Bolinas CommunityLand Trust Coastal Permits P2230 and P2228

Dear Mr, Bereket  

My name is Cynthia Rich and my husband and  I have lived in the Bolinas Mesa neighborhood where we raised our 

family  since 1969 , in the vicinity of the proposed developments. As he is infirm now,I speak for my husband,Rob 

too,when I say we have been very concerned ,as we have followed over the last few years the BCLT and the scope of 

their proposals for the two projects P2228 and P2230 ,that you will be considering for review at the next meeting on the 

13th of June. 

 

We have always been in favor of affordable housing in Bolinas,including accessory dwelling units and junior accessory 

dwelling units ,where drainage and water use is compatible. Both projects need to be evaluated for drainage , and 430 

Aspen in particular , which is located at the head of a riparian water corridor (Alder Creek) .  I hope that for these 

reasons the  BCLT request for a waiver of environmental review will be denied .  

 

What I see the BCLT proposing in one neighborhood (6%of the entire Bolinas  gridded Mesa),as well as what they have 

presented at BCLT meetings about future developments in the same neighborhood,is that these projects are the 

antithesis of the objectives our community fought to establish long ago.The mesa wide drainage plan,restriction of 

building in areas where  percolation is slow , maintenance of existing coastal scrub habitat ,and very importantly, 

documented  constraint of a limited water supply for our community ,is being ignored by the BCLT in an effort to push 

through their agenda of establishing a new precedent  for future developments in Bolinas.  

 

The water moratorium has been in place since 1972 with overwhelming support of the BCPUD and  has continued in 

spite of attempts to ignore or compromise the terms  so  

carefully spelled out . 

 

The BCLT 'projects' are yet another attempt to undo the hard work that went into establishing the plan that has kept 

Bolinas the beautiful place that it is today. If left unchecked, there will be nothing to prevent future high density projects 

wherever ,if all you need is one water meter to do so. 

 

And let us not forget our community's ever increasing need for water in these times of climate change ,higher tourist 

traffic and the resultant higher fire danger. It is incumbent  on  us to protect our community by disallowing these high 

density projects.  

 

In conclusion I would like to thank you for considering  all our concerns. 

 

Cynthia B. Rich 
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Bereket, Immanuel

Subject: FW: Letter of Support for BCLT Overlook Projects

From: stone@usfca.edu <stone@usfca.edu>  

Sent: Monday, June 10, 2019 1:46 PM 

To: Kutter, Rhonda <RKutter@marincounty.org> 

Subject: Letter of Support for BCLT Overlook Projects 

 

Melinda Stone would like information about:  

June 10, 2019  

 

Dear Board of Supervisors,  

 

I am writing to let you know that I support the current BCLT housing projects on Overlook in Bolinas, California. As a 

resident of Bolinas who has worked on our hosing crisis for the last five years I am over the moon to know that the units 

on Overlook the BCLT is creating will house families and local workers. We have hollowed out significantly in the last five 

years and the community needs more secure long-term affordable housing for our vitality.  

 

These two housing projects on Overlook are an important step towards repopulating our town. I say yes.  

 

Best Regards,  

 

Melinda Stone  



 

 

6 June 2019 

Immanuel Bereket 
Marin County Planning Department 
3501 Civic Center Drive Suite 308 
San Rafael, CA 94903 
 
Dear Mr. Bereket: 
 
We are writing you about two permit applications from Bolinas that you will be considering 13 June, 
P2230, for a renovation at 430 Aspen Road, and P2228, for building on an undeveloped parcel on 
Overlook Drive. We have lived for 43 of our 48 years in Bolinas on Aspen Road, in the 
neighborhood of both proposed projects. With our neighbors, we have sought to express our concerns 
about these projects to the developer, Bolinas Community Land Trust, but feel these concerns have 
been dismissed. We believe that the current projects proposed for permitting, and upcoming projects 
being planned by the land trust, will result in profound changes to our neighborhood and could have 
broader consequences for the entire town that are not fully understood. We support affordable 
housing in Bolinas, but believe that it should blend into the neighborhoods in which it is built, follow 
the standards provided in County codes, and is best built on land parcels already heavily altered by 
humans. 
 
Our concerns over these two projects are primarily driven by the high occupancy for which they are 
designed, relative to the town and neighborhood. We fear the high densities will set regrettable legal 
and regulatory precedents, will cause the projects to have negative effects on our neighborhood, and 
will decrease the environmental quality of the area.  Our concerns are primarily focused on:   

 
1. The cumulative effect on our neighborhood of the relatively-high density developments 

being proposed for these two project, considering that these are only two of the four 
properties owned (or destined to be owned) by the developer within the 6.5% of the Bolinas 
gridded mesa in which our neighborhood is located.  Marin County code for affordable 
housing specifies that affordable housing be dispersed throughout the developed area (Section 
22.22.080). 

2. Their request for a waiver of environmental review for the 430 Aspen project, located at the 
head of a riparian corridor (Alder Creek) 

3. The proposed occupant density of both properties (as well as what has been proposed for the 
third parcel – undeveloped – they currently own on Aspen Road) with regards to the 
following issues:  

a. The effect on the Bolinas water moratorium of allowing up to three residences to be 
served by a single water permit 

b. Surface and subsurface drainage issues, already problematic throughout the mesa, 
which will be exacerbated if the requested occupancy on those parcels is permitted  

c. The resultant traffic volume and speed increase we can anticipate if the projects are 
permitted at the proposed occupancy. This is a particular worry for us, living on Aspen 
Road, which is gravel and dirt.  Maintenance of unpaved roads on the mesa is the 
responsibility of local residents and homeowners. 



d. The change to the character of our neighborhood if high-density development is 
permitted. 

 
With regard to environmental review, the location of 430 Aspen is immediately adjacent to the swale 
at the head of Alder Creek in drier years BUT, based on visible flooding in wet years, is at least 
partially in the swale during wetter years.  Considering the sensitivity of riparian AND coastal zone 
habitats, the 10,000 sq ft lot size, and the planned increased occupancy after the proposed renovation, 
waiving environmental review is ill-advised.  In recent decades, two to four occupants have used the 
430 Aspen house, consistent with the number of existing bedrooms.  
 
The Bolinas gridded mesa is zoned Coastal Residential Single-Family Agricultural District (C-RA-
B2) with, since 1983, second units permitted if site conditions can be met. This is well-aligned with 
the Bolinas Community Plan, which calls for affordable housing needs to be met with second units 
rather than new construction. In our neighborhood, bedrooms number 1-3, with some residences also 
already providing affordable housing opportunities through room rentals and second units. The 
number of bedrooms in the proposed developments considerably exceed these averages, which is 
contrary to the County’s own codes, stating that affordable housing should be in conformity with 
existing average occupancy (Section 22.22.080).   
 
The negative consequences to the town’s water use are likely to be great if these permits are granted 
as proposed, setting a new standard for the number of persons proposed to be served by a single water 
meter (up to 14, based on the six to seven bedroom plans for the Overlook parcel). The high 
occupancy of these projects does an end run around the water moratorium, which was established to 
ensure that water use in the town did not outstrip its supply.  Water meters were intended to serve 
single-family dwellings, with possible second units, considerably lower occupancy than the three 
residences per meter planned for these projects.  
 
Because wastewater on the mesa is handled with septic systems, drainage is an important 
consideration in all neighborhoods. Portions of the mesa often experience high water tables during 
stormy winters, which can compromise septic system functioning.  We are very concerned about the 
effect of high-occupancy housing on the local water table and functioning of existing septic systems 
and believe the County should be cautious with respect to this water quality issue.  
 
Forward thinking by the Bolinas Community PUD directors in the 1970s has kept water meter 
issuance in line with water supply, averting the emergency conditions that plague so many 
communities in California.  The population that the moratorium on additional water meters has 
permitted appears to be well-aligned with the water resources available: our local utility district 
needed to request reasonable but not severe adjustments to use during the latest five-year drought 
period, 2012-2016. During that same period throughout much of the state, development has so greatly 
outstripped water resources that very severe restrictions in water use were required. Such drought 
periods, as well as extremely wet winters, are likely to become more common in the future with 
increasing climate instability. 
 
Thank you for considering our concerns.   
 
Sincerely, Lynne Stenzel and Gary Page 
 
Cc: Dennis Rodoni   




