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Deputy Director's Report

MEMORANDUM Date:  July 13, 2011

Following is a listing for the waivers, emergency permits, immaterial amendments and extensions 
issued by the North Central Coast District Office for the July 13, 2011 Coastal Commission hearing.  
Copies of the applicable items are attached for your review.  Each item includes a listing of the 
applicants involved, a description of the proposed development, and a project location.

Pursuant to the Commission's direction and adopted procedures, appropriate notice materials were sent 
to all applicants for posting at the project site.  Additionally, these items have been posted at the 
District office and are available for public review and comment.

This report may also contain additional correspondence and/or any additional staff memorandum 
concerning the items to be heard on today's agenda for the North Central Coast District. 

W8
EDMUND G. BROWN, JR.,
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NORTH CENTRAL COAST DISTRICT DEPUTY DIRECTOR'S REPORT CONTINUED

EXTENSION - IMMATERIAL
1. A-2-SMC-07-026-E1 Debra Sue Christoffers; Jon Jang;  (Pescadero, San Mateo County)

TOTAL OF 1 ITEM
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NORTH CENTRAL COAST DISTRICT DEPUTY DIRECTOR'S REPORT CONTINUED

DETAIL OF ATTACHED MATERIALS

REPORT OF EXTENSION - IMMATERIAL

Applicant Project Description Project Location
Demolition of single family home and construction of 
a 5,936 square foot single-family home with attached 
2-car garage, a new 960 square foot stable,  and 
removal of six (6) living and two (2) dead trees.

10721 Cabrillo Highway, Pescadero (San Mateo 
County)Debra Sue Christoffers

Jon Jang

A-2-SMC-07-026-E1
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NOTICE OF EXTENSION REQUEST  
FOR COASTAL DEVELOPMENT PERMIT

Governor

CALIFORNIA COASTAL COMMISSION

STATE OF CALIFORNIA

June 29, 2011

NORTH CENTRAL COAST DISTRICT OFFICE
45 FREMONT, SUITE 2000
SAN FRANCISCO, CA  94105-2219
(415) 904-5260   FAX (415) 904-5400

www.coastal.ca.gov

EDMUND G. BROWN, JR.,NATURAL RESOURCES AGENCY

Demolition of single family home and construction of a 5,936 square foot single-family 
home with attached 2-car garage, a new 960 square foot stable,  and removal of six (6) 
living and two (2) dead trees.

10721 Cabrillo Highway, Pescadero (San Mateo County)

Debra Sue Christoffers; Jon Jang; Notice is hereby given that:

for

at

Pursuant to Section 13169 of the Commission Regulations the Executive Director has
determined that there are no changed circumstances affecting the proposed development's
consistency with the Coastal Act.  The Commission Regulations state that "if no 
objection is received at the Commission office within ten (10) working days of publishing
notice, this determination of consistency shall be conclusive. . . and the Executive Director
shall issue the extension."  If an objection is received, the extension application shall be
reported to the Commission for possible hearing.

Persons wishing to object or having questions concerning this extension application
should contact the district office of the Commission at the above address or phone
number.

has applied for a one year extension of Permit No: A-2-SMC-07-026-E1
granted by the California Coastal Commission on:

Sincerely,
PETER M. DOUGLAS
Executive Director

By: NICK DREHER
Coastal Program Analyst

June 10, 2009

cc: Local Planning Dept.

      Ellman Burke Hoffman & Johnson, Attn: Chris Griffith

CALIFORNIA COASTAL COMMISSION
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Memorandum       July 12, 2011 
 
 
To: Commissioners and Interested Parties 
 
FROM: Charles Lester, Deputy Director 
 North Central Coast District 
 

Re: Additional Information for Commission Meeting 
 Wednesday, July 13, 2011 
 
 
Agenda         Applicant                                          Description  Page 
Item              
 
W12a             2-06-018 / A-2-MAR-08-028 
             Lawson’s Landing, Inc., Marin Co. Correspondence, Marilyn J. Young 1 
   Correspondence, Walter Driggs 2   
   Correspondence, Ted Labrenz  3 
   Correspondence, Laurel Sherrie 4 
   Correspondence, Karen D. Benson 5 
   Correspondence, John P Kelly /  6-8 
      J. Scott Feierabend  
   Correspondence, Bonnie Smetts 9-12 
   Correspondence, Greg Suba  13-18 
   Correspondence, Gordon Hensley 19 
   Correspondence, Daniel Taylor  20 
   Correspondence, Barbara Salzman / 21-24 
       Phil Peterson 
   Correspondence, Cela O’Connor 25 
   Correspondence, Diane Hichwa 26-27 
   Correspondence, Kate Wilson  28 
   Correspondence, Melody DeMeritt 29-30 
   Correspondence, Amy Trainer  /  31-43 
      Catherine Caufield 
   Correspondence, Ralph Faust  44-70 
   Correspondence,  Bonnie Smetts 71-77 
   Correspondence, Carl Vogler  78-96 
   Correspondence, Peter Baye  97-102 
   Correspondence, Cicely A. Muldoon 103-104 
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   Correspondence, Susan Stompe /  105-108 
      Nona Dennis 
   Correspondence, James L. Pastore 109 
   Correspondence, Todd Steiner  110 
 
W12b (2-10-033 City & County of San Francisco  Correspondence, Katie Westfall 111-116 
    Email  from Steve Ortega  117-118

 Correspondence, Form Letter examples 119-120 
       Received - 189 
               
 
 
    
 
    
    
 
 
 
 



Page 1



Page 2



Page 3



Page 4



Page 5



Page 6



Page 7



Page 8



Page 9



Page 10



Page 11



Page 12



Page 13



Page 14



Page 15



Page 16



Page 17



Page 18



Page 19



Page 20



Page 21



Page 22



Page 23



Page 24



Page 25



Page 26



Page 27



Page 28



Page 29



Page 30



Page 31



Page 32



Page 33



Page 34



Page 35



Page 36



Page 37



Page 38



Page 39



Page 40



Page 41



Page 42



Page 43



Page 44



Page 45



Page 46



Page 47



Page 48



Page 49



Page 50



Page 51



Page 52



Page 53



Page 54



Page 55



Page 56



Page 57



Page 58



Page 59



Page 60



Page 61



Page 62



Page 63



Page 64



Page 65



Page 66



Page 67



Page 68



Page 69



Page 70



Page 71



Page 72



Page 73



Page 74



Roadway between the General Store and Post Office where Dillon Beach Road turns into Beach Avenue.

APPENDIX B   Dillon Beach Traffic
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Pedestrians share Cliff Street with cars and RVs.
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From: wvogler [mailto:wvogler@gmail.com]  
Sent: Saturday, July 09, 2011 4:04 PM 
To: Ruby Pap 
Subject: Lawson's Landing updated info 
 
Dear Ruby, 
 
Attached are the figures Adobe and Monk and Associates developed to determine loss of RV and 
tent sites with 100 ft. wetland buffer and 300 ft. CRLF buffer. Below is Aaron Smith’s tally sent to 
team previously. In a follow up team phone call we determined we needed to eliminate an 
additional 3 campsites at the north end of Area 4 because the 300 ft CRLF buffer would 
encompass the restroom facilities—then the restroom would have to be moved south, which 
would take up the space of 3 additional campsites. 
 
Geoff and Tom, 

Attached are the pdf's in the areas of 1, 3 and 4. 

Area 1‐ We had already designed to the limit line as shown on the pdf sent to 
us earlier today so there was no net loss of anything. The line I refer to is 
highlighted in green.(Note: On latest maps 3 additional RV spaces were lost in Area 1 because 
they had to be replaced by 12 parking spaces that are essential at the end of Area 1—this will be sent to 
you) 

 
Area 3‐ You will see the 100' buffer around the wetlands which is black dashed 
line. With this buffer you will lose approximately 17 RV sites and 5 tent 
sites. The existing facilities are close to the line. 

Area 4‐ there is a 300' buffer around the frog pond, a 100' wetland buffer 
(black dashed line) and a 50' dune scrub buffer (blue continuous line). With 
these setbacks combined, you will have a net loss of 33 RV's, 6 tent sites and 
2 facilities. Note: With the loss of 2 restroom facilities, the restrooms would have to be moved and 
would thereby eliminate at least 5 additional campsites. 

Following our team call about the above tally, we had a total loss of 58 RV and 11 tents for a 
total of 69 campsites lost with the 100 and 300 ft. buffers. 
 
The latest July reconfiguration of layouts for Areas 1, 2 and 3 which was completed by Adobe 
today is also attached. . 

 
In general, we are proposing at least 50 ft. of wetland buffer (shown with green shading) plus at 
least 25 ft. of low impact tent sites, which will only be used 40 nights of the year—most likely 
only during the dry months. In most perimeter area we have at least 75 ft. of buffer plus the low 
impact tent sites which are at least 25 ft wide. Where we have roads crossing these buffers in 
Areas 3 and 4 we also have water quality basins and sand filtration to intercept runoff and treat 
it before it goes to the wetlands. Plus we’re proposing native vegetation buffer which can be 
distributed “patchily” to provide the” transitional” habitat buffer between developed areas and 
wetlands that are called for in the CCC staff report. This vegetation also provides additional 
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water quality and habitat buffer. 
 
Together all these resource protection measures should provide what is intended by a standard 
100 ft. buffer—especially when one considers hydrological details discussed in the project 
description: Questa has found through extensive field work that natural surface water and 
ground water flow is primarily to the west and south toward the ocean and bay and not toward 
the wetlands. These reflects the geomorphic conditions where quite typically a watershed flows 
toward the ocean. Piezometer work on groundwater levels by Monk and Associates supports 
these findings. Hence, given direction of surface and groundwater flow, the 100 ft. buffer 
standard‐‐‐ to filter flow when it is headed toward the wetlands‐‐‐is not needed at LL. However, 
consistent with CCC staff calls for increasing flow to wetlands and more wetland innundation, 
we will be improving the drainage with bioswales, water quality basins, and sand filtration so 
that the short term surface flow from the developed area is treated and directed to the 
wetlands as called for in the staff report. 
 
The attached updated maps of Areas 1,3, and 4, and the attached letter from Aaron Smith all 
clearly indicate that there has been a tremendous effort by a team of civil engineers, surveyors, 
biologists, hydrologists, land use planners etc. to shoe‐horn‐in the 650 sites, with a mix of RV 
and tents that reflects weather conditions, traditional use, and economic reality, as well as is 
feasible. We are at 319 RVs and 98 tents for a total of 417 campsites. Since as above, we have 
tent sites ringing the perimeter of our layout, imposing a 100 ft. buffer, will only be eliminating 
low cost, low impact tent sites, which would clearly be eliminating opportunity for low and 
moderate income Californians to have overnight recreation in a coastal environment. 
 
Thank you for your dedicated work on this matter. 
 
Sincerely, 
 
Mike Lawson, Willy Vogler 

 
Lawson's Landing Inc. 
137 Marine View Dr. 
Dillon Beach, Ca 94929 
(707)878-2443 
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July 9, 2011 
 
Ms. Ruby Pap 
North Central Coastal District Supervisor 
California Coastal Commission 
44 Fremont St. Suite 2000 
San Francisco, CA 94105-2219 
 
Re: Comments on the Consolidated Coastal Development Permit Staff Report for CDP 
Application Nos. 2-06-018 and A-2-MAR-08-028 
 
Dear Ms. Pap: 
 
We appreciate all of the hard work and clear direction that you and your colleagues have 
given over the last four years to 1) protect and restore the unique and important coastal 
resources, 2) concentrate camping in the least sensitive and most appropriate areas, and 
3) protect the important lower-cost visitor serving coastal access and recreational 
opportunities provided by Lawsons Landing.  The process has been driven by Coastal Act 
priorities to maximize protection of coastal natural resources and preserve affordable 
coastal access, recreation, and overnight stays for all Californians.  The revised project 
description, submitted in June 2011, incorporates Coastal input, direction, and 
recommendations, and we are proud that our collaborative effort has produced the least 
environmentally damaging feasible alternative. 
 
The revised project description offers: 

 Permanent protection of 465 acres of the Tomales Wetland Dune complex, which 
is the vast majority of our South Ranch.  A conservation easement will be 
managed in perpetuity for the benefit of wildlife and wildlife habitat by the 
Natural Resources Conservation Service 

 Removal of all camping from Area 5, which is near the California red-legged frog 
(CRLF) breeding pond. 

 Creation of a native vegetation screen and buffer between camping areas and 
wetlands and environmentally sensitive areas for the benefits of wildlife and 
water quality. 

 Restoration of important areas, including a dune scrub area in Area 1 and planting 
with native vegetation. 

 Installation of water quality retention basins and environmentally improving 
ditches so they serve as Best Management Practices (BMP) to provide sand and 
vegetative filtration, water quality treatment and enhancement and directing flow 
of runoff to wetlands and away from the ocean and Tomales Bay 

 Removal of key culverts from man-made drainage ditches to a) enhance a CRLF 
migration route and b) increase retain more high quality, treated water for longer 
periods in wetlands for the benefit of wildlife, and c) restore a more natural water 
regime, which is an important enhancement to help native vegetation compete 
with invasive non-native plants. 
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The final project description proposes: 

 A reduction of 58.3% number of campsites, a total of 417 RV and tent sites down 
from the 1000 RV/tent sites permitted by California Department of Housing and 
Community Development (HCD). 

 A reduction of over 42% acreage of camping area; the proposed 42.95 acres 
is reduced from the original 75.3 acres, which clusters and concentrates 
camping into the least amount of area feasible.  

 Limiting peak usage of the 417 campsites to only 40 nights a year.  
 
Comments on the Consolidated Coastal Development Permit Staff Report for CDP 
Application Nos. 2-06-018 and A-2-MAR-08-028: 
 
Thank you for the opportunity to provide comments on the staff report for item W10a.  
We appreciate that the staff report recognizes of the importance of providing, 
maintaining, and protecting the lower-cost access and recreational facilities mandated by 
the Coastal Act, including coastal-dependent boating and fishing.  We also fully 
appreciate the need to minimize impacts to sensitive habitat areas, and we have agreed to 
greatly reduce and closely cluster these extremely important uses in order to protect the 
unique coastal resources of the Tomales Dune Wetland complex. 
 

1. Lawsons Landing is a complex and dynamic environment, with near constant 
wind and very seasonal recreational demand that is dependent on fishing and 
boating conditions and good weather.  Considering the wind, blowing sand, and 
often chilling cold, shelter from the elements is essential for coastal visitors to 
stay and enjoy the California coast at Lawsons Landing.  RV camping, with more 
protection from the elements than tent camping, comprises the majority of lower-
cost visitor serving overnight accommodations use and demand at Lawsons 
Landing.  With the reduction from 1000 RV and tent sites to 417 total RV and 
tent sites, it is essential that 76% (319 sites) or more of the remaining sites allow 
RV or tents, which hopefully will allow the flexibility for enough use for Lawsons 
Landing operation to be economically viable. 
 

2.  It is not feasible to arrive at the needed 417 RV and tent campsites (with 319 that 
can accommodate RVs) or an adequate number of parking spaces for day use 
public access if a 100 ft. wetland buffer and 300 ft. CRLF buffer is applied for 
Areas 3 and 4.  We propose a 50 ft. wetland buffer and a slightly reduced CRLF 
buffer for a few specific segments in Areas 3, 4 and 6 with more active 
protections of the wetlands and CRLF integrated into these protective buffer 
areas.  The adjustment of the buffer sizes will allow low-impact, low-use tent-
only sites 50 ft. from wetlands and will not preclude future development of the 
Landing Center in Area 6.  

3. We would like consult with CCC staff to arrive at a suitable layout of 417 
campsites including an appropriate RV/tent mix (given severe cold and 
windy conditions most of the year at LL) and an adequate number of parking 
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spaces. We believe this can be accomplished with reasonable adjustment in 
wetland buffers and other water quality modifications.  This would be 
consistent with the principle on Page 108 of the staff report that CCC has 
sought a 100 ft. buffer where possible except where to maintain it would 
result in the loss of protection of lower cost visitor serving facilities.  Also 
page 104, “adequacy of buffer must be determined based on the facts of each 
case…” 

4
 

. Given the shortage of space left for camping and day use parking, some of the 
campsites need to be allowed to have two cars per campsite.  Without this 
many families who have a child who is grown or a spouse who needs to come 
out first followed later by a spouse when she or he gets off work, would need 
two campsites or would end up taking all of the day use access parking 
spaces, which would limit coastal access and contribute to parking problems 
and congestion on the streets of the Dillon Beach neighborhoods.  We 
propose allowing ~35% or 150 larger campsites to have a second car, for 
which there would be a small additional fee.  This would help make the 
limited space at LL go further while still providing a reduction in peak traffic 
assuming 100 day use parking spaces).   Generally the largest sites (up to (
35%) would be designated as two car sites. 
 

5. For the relatively moderate‐income camper at Lawsons Landing, two weeks 
may be all that they get a year to spend with their family on vacation—so 
lease consider letting them stay 14 days, rather than the 10 days proposed p
in the staff report. 
 

6. No grading in Areas 3 and 4 is proposed in the staff report.  In order to 
provide drainage that directs flow to wetlands and increases inundation of 
wetlands (recommended elsewhere by staff) and to provide an effective 
torm Water Management Plan with Best Management Practices, some S
grading may be needed in these areas.   
 

7. Area by Area: Area 1 Berm height—is it 6 feet overall with vegetation?  A 
berm six feet high or earth only with a 2 to 1 slope would be 25 feet wide and 
take up much of Area 1, eliminate many campsites, constitute a huge volume 
of sand (available where without contamination of invasive seed?)  It would 
be much more feasible to have a 2 feet berm with 4 feet of vegetation on top.  
However, note that the wetland side of the Water Quality Retention Basin 
will essentially be a sandy berm and Area 1 will be graded so runoff will be 
directed to the WQR Basin and then to the sand.  Is a sandy berm then 
ecessary all along the edge of Area 1?  Perhaps with the WQR Basin and 

 needed.  
n
sand filtration, the sandy berm will not be

 
 

8. Area 2:  Is berm prohibited in this Area?  
9. Area 3: Staff report recommends low impact tents sites only between the 

dune scrub/Ammophila dominated area. But then it broadly applies this to 
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all of Area 3 and calls for tent only camping in all of Area 3‐‐‐when in fact 
much of Area 3 is outside dune scrub area and is very suitable for RV 
camping and providing the 417 agreed upon affordable campsites (consistent 
with high wind, foggy weather, Dillon Beach conditions). 

10. Area 3: On west side of the road, sand blowouts have encroached on road and 
have required removal. Removed sand has been moved to the dunes to 
replenish them.  As recommended by Peter Baye, sand should be also 
periodically be removed from the blowouts into Area 3 to accommodate 
some campsites which traditionally have been there.  This relates to 
protecting infrastructure such as main road (page 111).  

11. Area 3: Can abrasive vegetation be used instead of fencing, such as native 
California wild rose or salmonberry, already present at Lawsons Landing?  
This would also provide habitat value and the “transitional buffer” between 
native habitat and authorized development called for in staff report.  This 
vegetative filter can be planted (as indicated in staff report) “patchily” with 

 plants offset so they are not in a “strip”. NRCS staff, who have pointed out
many benefits to hedgerows, can be brought in to help resolve this.  

12. Temporal management‐‐‐Clarify that with our new proposed layout this 
would be: Tier 1, more than 100 ft from wetlands and 50 ft. or more from 
dune scrub, Tier 2, campsites more than 10 ft. from drainage 
ditches/bioswales and Tier 3 tent sites 50 ft or more from wetlands (the 
perimeter sites).  

13. Other Agency approvals page 28:  60 days Regional Water Quality Control 
Board—note that 6 to 9 months is the normal time frame for permit for a 
major wastewater system such as that proposed at LL.  Also on the subject of 
septic/wastewater—the amount of wastewater dispersal area discussed on 
Page 117 will probably be reduced by the water recycling/reclamation 
system now being proposed as part of green measures at LL (see attached).  
This relates especially to Section H page 119 Adequacy of Services, 
prevention of depletion of groundwater supplies and use of water 
reclamation. 
 o 14. Corrections regarding septic systems, especially incorrect references t
cesspits page 120 and 126:  See attached letter from Norm Hantzsche.  

15. Information submitted on green design with new Boat House and LL 
 trailer/cottages should be incorporated in Addendum and made available to

Commissioners (see attached). 
 16. Seawall—page 33. Can we confirm that seawall can be repaired, and clarify 
any associated conditions?  

17. To avoid wrong impression/bad PR for LL—staff report incorrectly indicates 
(apparent misunderstanding) that LL has proposed 268 day use visitors. 268 
is the number of parking spaces proposed not the number of day use 
proposed. Also LL did not propose 1‐3 vehicles per campsite. 1‐3 vehicles or 
more is allowed under HCD regulations. Together these misunderstandings 
result in CCC staff conclusion that LL is proposing only a 10% reduction in 
vehicles to LL.  LL is proposing 1 vehicle per campsite plus a second vehicle 
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for one third of the campsites, which yields more than a 34% reduction in 
vehicles at LL assuming that the prior max was 1,000 campsite vehicles.  

18. Direct loss of approximately 30 acres of wetland/dune ESHA page 109—is 
this overstated, considering that the recreational area is upland?  

 
If there is any need for clarification of the above matters, we will glad to discuss and have 
clarifications to you by Monday, July 11.  
 
Thank you very much for all your diligent and thorough work on this. We are look 
forward to the Commission meeting on Wednesday and are glad to answer any questions.  
 
Sincerely, 
 
, , Tad Vogler 
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Green or environmentally conscious design 
 
The project goal is to create a Boat House that borrows from its past and revisions itself as a 
model for improvements to come at Lawson’s Landing.  
 
A similar approach will be used with the park model trailers that Lawsons Landing will acquire 
for short term rentals. Environmentally conscious (green) design, materials, and systems, will be 
combined with a visually pleasing traditional seaside cottage look. These seaside cottage look 
units will be located along the shorefront of Tomales Bay.  
 
Lawsons Landing will seek to acquire Park Model trailers with good energy efficiency and 
insulation, double pane windows, water efficient fixtures, and other environmentally sound 
features.  
 
Likewise the Park Model trailers can be plumbed so that bathroom sink and shower water (grey 
water) is diverted for either; a) suitable filtration for reuse as irrigation for vegetation screens or 
b) tertiary treatment, for flushing toilets, especially in the Main and common- area restrooms.  
The balance of waste water (black water) would be treated with the proposed Septic/Wastewater 
Septic Tank Effluent Pump (STEP) system.  However, the reuse/recylced water system will be 
plumbed so that waste water can be diverted to the main proposed wastewater system if 
necessary.  Reusing and recycling greywater, will reduce the amount of water that has to be 
pumped from the ground and pumped uphill to the proposed wastewater dispersal area 
approximately a mile away. This will reduce the energy required for pumping and the carbon 
footprint of the wastewater system. An approved Graywater system could also reduce the amount 
of uphill dispersal area required.  
 
The State of California adopted new emergency Graywater Regulations in 2007 to encourage the 
reuse of graywater and the most up to date regulatory requirements would be incorporated into 
this system.  
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Layout Narrative-Draft 
 
July 7, 2011 
 
Att: Mike Lawson and Willy Vogler 
 
Re: Lawson’s Landing RV and Campsite Layout Narrative 
 
Mike and Willy, 
 
This narrative is provided to you and the team working on the project so everyone can 
better understand how we approached the layout of the RV and Tent Campsites. The 
following considerations of the existing site were taken into account while preparing 
these layouts. These were important in order to preserve the existing use and enjoyment 
that has been in place and utilized by the general public on the property for years. 
1) Terrain 

a. Some of these sites on the property do not allow for a “cookie cutter” layout 
because of the undulations, drainage, slopes, setbacks and other environmental 
considerations. The necessity for your campers to utilize flatter areas to set up 
camp is critical. 

2) Circulation of Traffic 
a. We had to utilize a wide enough access for two-way traffic in many of the 

areas.This includes providing pickup trucks, which are pulling towable (5th 
wheel) RVs,  the ability to pass side by side, along with pedestrian access on 
these roads, while not creating a danger to visitors. Some of the critical 
elements involved in this circulation are accommodation for wide vehicle RVs  
to back into the campsites and make wide turns, while affording pedestrian 
travel on these same roads. 

3) Comfortable Camping Spots 
a. The proposed use of the property seeks to avoid  radical departure from 

providing RV’s and Tent sites with adequate area for enjoyment. Such basic 
enjoyments include tossing the ball with the family, placing the family dog on 
a leash in your campsite, sitting around a campfire, providing for a family 
needing more than one tent …etc.   

b. We have not found a set of guidelines that have been universally adopted for 
camping layouts. However, there are a few handbooks that were put together 
by recognized industry leaders, which  strongly support large RV camp sites 
as market necessity. Some of the RV sites we have proposed are much smaller 
than recommended in the handbook, and a others are in the higher range of 
those recommended, in trying to address customer demand.  We have 
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attempted to stay generally in the range of recommended layout sizes for the 
RV’s, considering irregular terrain and circulation realties.  

c. This is equally the case with tent sites. We find that many tent campers like to 
park their vehicle within their spot, as well as having a separate screen tent for 
family gatherings for cards, meals or just hanging out. At the same time, many 
of the tent sites proposed are walk-in tent sites, which do not provide for a car. 
Generally tent sites would need a minimum of 500-550 square feet. The sites 
we have laid out try to accommodate tent campsite size needs. Some are 
smaller, most are in this range of 500-650 square feet, and some are larger. 
Again, it is vital to the general public that has utilized these camp grounds to 
maintain as much as possible, a comfortable, open-surroundings feeling.  

d. These sites cannot, nor should they be compared with other camping facilities 
due to the irregular terrain, natural features and needs of your customer base. 
These factors make it infeasible to employ the layout concepts of say a KOA 
campground, with a flat open area near a freeway,,having extremely minimal 
camping space. 

e. The realities of weather at Lawsons Landing, including cold, wind, and fog 
even during the summer months, often requires an RV for adequate shelter 
from the elements. Hence we tried to provide a sufficient percentage of RV 
sites ,which reflects traditional customer use at your recreational facility.   

f. Finally, we utilized practical camping experiences. We have taken a pragmatic 
approach in laying out an RV site that is functional, while also being 
enjoyable. We have sought input from a wide range of campers with 
experience and asked what is necessary in a campsite to assist us in our layout 
for the project. We then have verified these layouts with on the ground 
detailed survey work.  

 
These exhaustive steps have led to the current design layout that is before you. It has 
been increasingly difficult to accommodate the needs of all the parties involved. The 
delicate balance of 1) fitting within all the guidelines and constraints (especially  
environmental setbacks), 2) providing sufficient economic viability, which is a direct 
function of what your customers want and need from their experience, and 3) integrating 
this with weather,  terrain, and circulation has been very challenging.  
 
Questions have been raised about optimizing the development area, and I can tell you that 
there have been hundreds of hours spent by our office researching design and layout 
concepts, placing and positioning these sites, studying circulation on the property, and 
brainstorming a sensible, functioning, economically viable layout. There have been 
several concessions in order to accommodate this layout such as providing plenty of, 
accessible restroom facilities, Coastal Access for the general public, a comfortable 
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camping experience, sufficient circulation and environmental protection and 
enhancement. 
 
In order to readjust the project to overcome the loss of roughly 65 sites (both RV and 
Tent sites) that would result in conforming to the 100 foot buffer setbacks, we would 
have to spend a tremendous amount of time reevaluating all of the items discussed in this 
narrative. This would not assure us that we could even find those additional sites without 
significant sacrifice to many of the coastal access and environmental elements we have 
tried to incorporate into the layout here.  
 
My personal view as an RV camper who has camped with my family at many sites, is 
that Lawson’s Landing provides a unique, fun, exhilarating, and affordable experience, 
while maintaining essential Coastal Access to the public. This needs to be a paramount 
focus for the commission as they make decisions on behalf of the public. 
 
If you or any other member of the team have any questions, please feel free to call me 
and we can discuss. I hope this serves your needs. 
 
 
 
Sincerely, 
 
 
Aaron R. Smith, PLS 
Principal for Adobe Associates, Inc. 
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Iuly 7,2011

Mike Lawson
Lawson's Landing, Inc.
P.O. Box 47
Dillon Beach, CA94929

Subject: Lawson's Landing - Septic System

Dear Mike:

Inspection Summary and Comments

This letter has been prepared to briefly summarize the inspection and evaluation of
existing septic systems at Lawson's Landing conducted by Questa Engineering. Although
the complete results have previously been documented in a report submitted to and
accepted by Marin County in2009,this summary is intended to restate the key
information for the benefit of those that may not have read or may not fully recall the
results contained in Questa's report. Also included are a few comments in response
information in the Coastal Commission Staff Report, dated July 1,2011.

Scope of \ilork. From May 2008 through May 2009 Questa conducted inspections of all
167 existing septic systems at Lawson's Landing that serve 2I2trailer units, 5 restrooms,
3 houses, the store/office, and the employee laundry. The objective was to determine the
functioning of all existing septic systems and, where warranted, to direct appropriate
maintenance or corrective work to address problems revealed during inspections.

Methods. The inspections were conducted in accordance with customary methods
followed in Marin County; and in some cases Marin County Environmental Health
Services staff was present to observe the work. The work involved physical inspection of
septic tanks, surcharging each system with 150 gallons of water over a 30 to 45-minute
period ("hydraulic load test") along with introduction of non-toxic tracer dye, and
observing and documenting the response of the system. Where accessible, the condition
of the septic system components, including the lid, tank walls, baffles, and piping, were
observed and any deficiencies were noted. During and for a period of approximately one
hour after the hydraulic load and dye test, the leachfield and nearby areas were observed
for any evidence of surfacing effluent, wet soils, or appearance of tracer dye. Also,
follow-up inspections for evidence of seepage or dye in drainages and wet areas were
made repeatedly on all visits to the site; and no dye ever appeared anywhere.

Septic System Conditions. Our inspections revealed the septic tanks serving the trailers
commonly consist of 3 to 4-foot diameter concrete cylinders with a poured concrete base.
The septic tanks drain by gravity to a gravel-frlled leaching trench, typically 24-inches
wide, 30 to 36-inches deep, and 30 to 4O-feet long. The exceptions we found to this
design include two standard rectangular concrete tanks, four redwood tanks, four
flrberglass tanks and one plastic tank.

We feel it is important to point out and correct one significant misconception about the
septic systems that we have heard and seen in some written materials, including the
Coastal Commission Staff Report. On page 120, the Staff Report describes the septic
systems as ". . .consisting of open bottom circular septic tanks with leachfields/seepage
pits...", and goes on to explain how this non-conventional design results in direct
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discharge of effluent into shallow groundwater beneath the septic tanks. We have seen
other comment letters refer to the septic systems as "cesspits", also implying direct
discharge of sewage into the underlying groundwater. Vy'e are not sure the source of this
information, but it is not consistent with our fìndings. To reiterate, although we did not
have access to physically open and probe all tanks, every system we inspected was found
to be constructed with a concrete bottom - not an open bottom. The discharge from each
tank is directed, through an outlet baffle, to a short section of shallow leachline for
dispersal, filtering and biological breakdown of wastewater constituents in the sandy soils
(see attached Figure l). Lawson's Landing septic systems are of a smaller than normal
size and irregular in shape (circular tanks); but in principal they operate in a manner
similar to other older-style gravity systems found in much of West Marin.

Functioning Status. In the course of inspecting and testing all167 existing septic
systems, we found none of the systems to be in a state of failure, or having any other
evidence of surfacing sewage or illicit discharges to Tomales Bay or the internal drainage
system in the Sand Point area of Lawson's Landing. We induced a failure condition in
eight of the 167 systems through the hydraulic loading tests. These eight systems were
subsequently investigated, the problems diagnosed, and corrective actions taken. Four of
the eight systems were abandoned, and were either replaced with a holding tank or the
units connected to other functional systems. The other four systems had repairs made
(with County approval) and remain in service. On page 127, the Staff Report discusses
Special Condition 10 that calls for additional hydraulic testing of these eight systems
judged to be marginal from our testing. Since four of these marginal systems were taken
out of service, it would probably be more accurate and appropriate for Special Condition
10 to require additional hydraulic testing only for those of the eight marginal systems that
still remain in service.

Interim Corrective Measures. The interim corrective measures implemented as a result
of our inspection and evaluation work included: (a) pumping of several septic tanks; (b)
abandonment of five septic tanks and re-plumbing to a functioning system; (c)
installation of two new 1,5OO-gallon septic tanks for use as a holding tank; (d) a variety
of plumbing repairs; and (e) disconnection of all graywater systems and re-plumbing of
lines to functional septic systems.

Based on the results our 200812009 inspections and the implementation of various
corrective measures in200912010, it is our opinion that the septic systems at Lawson's
Landing presently pose minimal threat to public health or water quality in the area.

Please call if there are any questions or if we can be of further assistance at this time.

Sincerely,

Norman N. Hantzsche, P
Principal/Managing Enginðer

Ptef .: 27 0246_septic_system_summary

Page 90



Page 91



Page 92



Page 93



Page 94



Page 95



Page 96



 

 

 

Peter R. Baye Ph.D.                                                                                                                         P.O. Box 65 

Botanist, Coastal Ecologist                                                                                                                Annapolis, California     

baye@earthlink.net                                                                                                                                                    95412 

(415) 310-5109                                     

1 

Peter R. Baye, Ph.D. 

Botanist, Coastal Ecologist 
P.O. Box 65                    

Annapolis, California 95412 

 
 
           (415) 310-5109                                                                                                    baye@earthlink.net     
 
Mary Shallenberger, Chair      June 11, 2011 
California Coastal Commission 
45 Fremont Street, Suite 2000 
San Francisco, CA 94105 
 
SUBJECT: Application 02-06-018 LAWSON’S LANDING INC. (Tomales Bay Dunes 
Complex/Sand Point-Dillon Beach dunes, Marin County). 
 
Dear Ms. Shallenberger: 
 
I would like to submit the following comments on the Lawson’s Landing Coastal Development 
permit application. I am a professional coastal ecologist (Ph.D. University of Western Ontario, 
Canada – dissertation research on European and American beachgrass [Ammophila] ecology) 
specializing in coastal dunes and wetlands.  I have served on the technical advisory committee for 
the Bodega Dunes Restoration Project (U.C. Davis Bodega Marine Laboratory and California 
State Parks), and I serve as a technical consultant for dune management and restoration for the 
National Park Service Golden Gate National Recreation Area and Point Reyes National 
Seashore); I also have direct and detailed site-specific field knowledge of the vegetation, 
geomorphology, and hydrology of the direct knowledge of the Tomales dune complex (extending 
from Dillon Beach to north of Tom’s Point). I was the lead author for sections of the U.S. Fish 
and Wildlife Endangered Species Recovery Plan for Seven Coastal Plants (1998), which included 
“Dillon Beach” dunes. I am also the co-author of a biogeographic study of the Tomales Dunes 
complex, prepared for Environmental Action Committee under a grant from the Switzer 
Foundation. I have previously submitted comments to Marin County on the Initial 
Study/Proposed Negative Declaration and Draft Environmental Impact Report for earlier versions 
of the proposed Lawson’s Landing Master Plan.  
 
I have read the salient sections of the staff report dated July 1, 2011, and supporting documents, 
in the very insufficient amount of time provided for public review. This complex project in an 
exceptionally extensive and sensitive coastal dune and wetland setting with highly significant 
impacts was the subject of an EIR which was itself grossly inadequate in its analysis of 
environmental impacts, mitigation, and alternatives.  Release of the Staff Report on the 
Independence Day weekend for a comment period of less than two weeks during peak summer 
holiday travel season effectively precludes adequate, meaningful public comments commensurate 
with the complexity and importance of the coastal resource issues.  
 
I would like to emphasize three important subjects in the Staff Report and its proposed special 
conditions that I believe are still not adequately mitigated by proposed special conditions, and are 
still not adequately described and interpreted for Commission review, in my professional opinion: 
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1.  Natural and artificial dune wetland hydrology. The extensive dune slack wetlands 
and most of the adjacent campgrounds are natural seasonal ponds and freshwater 
marshes that have been artificially drained for use as cattle pasture and 
campgrounds by an artificial ditch system combined with an old breach (artificial gap) 
in the back dunes bordering Brazil Beach (Brazil Cove). The staff report continues the 
misleading tradition of describing these features only as a “low lying meadow area” (p. 
39, Location and Description), without context of their nature and context. This is 
important because natural seasonal (winter-spring) peak flooding in seasonal ponds is 
what supplies breeding habitat for California red-legged frogs, maintains native 
seasonal freshwater marsh (rush, sedge, bulrush and spikerush) marsh vegetation, 
and suppresses non-native invasive plants. Artificially draining the seasonal marsh is 
primarily what fuels non-native vegetation spread, combined with cattle trampling 
disturbance. This fundamental wetland ecology and hydrology perspective is missing 
from the Staff Report, and is reflected only indirectly or implicitly in proposed special 
condition 4, and is inconsistent with ditch recommendations in special condition 2.  
 

 
Only the edge of the southern dune slacks, next to the moving dune, is isolated from the effects of 
surface drainage by ditches, and sustains flooded habitats in spring and summer. The rest of the 
wetlands at the southern end of Lawsons Landing are drained by ditches to function as pasture.  

 
2. Drainage and grading of wetlands for campgrounds. The campground areas that are 
proposed for “enhancement” of drainage ditches and grading to increase drainage 
(p. 110) are themselves wetlands degraded by past ditching, excessive trampling, 
excessive grazing, and would be converted to uplands by the drainage and grading 
proposed. Dunes that are “uplands” do not require drainage for camping, even in the 
rainy season. Dunes are extremely well-drained sand deposits that cannot maintain soil 
saturation. Only dune wetlands saturate at the surface in spring, summer, or fall, so any 
area proposed for ditch improvements are obvious indicators of wetland presence. I 
confirmed this myself by direct inspection of the areas proposed for drainage, and 
reported my findings to Staff biologist John Dixon. I demonstrated not only presence of 
long-term wetland hydrology within campgrounds, but basic misidentification of wetland 
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species in the wetland delineation report (due to failure to identify plants with diagnostic 
parts removed by grazing).  
 
If an area in a sand dune system is actually “upland”, by definition it is saturated at the 
surface for less than 2 weeks in the entire year. The proposal to “improve” ditches is a 
misleading proposal to restore artificial drainage to wetlands that have begun to 
regenerate from past degradation due to ditching and trampling.  This may be 
authorized by the Commission, but if so, it must be done with full disclosure and explicit 
exercise of discretion, and adequate mitigation consistent with Commission policies to 
protect wetlands.  
 
3. The foredunes that have been stabilized by European beachgrass for decades 
exhibit trends of long-term erosion, retreat, and mobilization since the 1990s. The 
artificial beachgrass-stabilized foredunes are the only barrier that keeps the campgrounds 
from being overwhelmed by massive, mobile dunes migrating onshore from the beach. 
The Staff Report does not address the long-term conflict between sea level rise, dune 
retreat, dune remobilization, and the long-term location of the campgrounds. This is 
inconsistent with state policy for climate change adaptation, and in conflict with physical 
reality of unsustainable artificial foredune stabilization and long-term land uses landward 
of them that that depend on their artificial stabilization. The Staff report does not 
disclose adequately that blowouts are enlarging and have been encroaching into the 
campgrounds at multiple locations for years, and that they are apparently managed by 
excavating trucking sand away from campgrounds. The Staff Report instead focuses 
(rather incredibly) on details of trail consolidation and orientation through the 
beachgrass-dominated foredunes, and does not require a long-term adaptive management 
plan for inevitable geomorphic changes in foredune stability due to sea level rise.   
 
The Commission should be aware that the long-term occupation of the 
campgrounds at their current location during accelerated sea level rise over 
decades, particularly at the south end of Lawson’s Landing, will require a long-term 
program of artificial foredune stabilization and repair that will be infeasible without 
either (a) excavation, removal and disposal of sand at increasing rates; or (b) stabilization 
plantings of European Beachgrass (Ammophila arenaria), a noxious invasive species that 
is the only plant capable of establishing extensive sand-stabilizing cover at rates of sand 
accretion over 2 ft per year.  
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1993 (continuous vegetated foredune)             2005 (year of EIR) – foredune retreat,   
      instability, multiple blowout enlargement 
 

 
2009 continued foredune retreat, instability, multiple blowout enlargement, with piecemeal management 
apparently involving hauling and trucking of sand encroaching campgrounds.  

 
The Staff Report’s emphasis on buffers to wetlands, in my professional opinion, has 
misplaced emphasis on the margins of the wetlands rather than the core hydrology of 
wetlands.  Restoration of natural (interior dune slack) wetlands lacking surface connections 
to the bay would provide not only more complete and natural protection against human 
disturbance to wetland wildlife, but would also provide superior natural control of non-
native species. Visitors to Dillon Beach seldom enter flooded or satured marshes by foot. 
Bulrush vegetation in naturally flooded dune wetlands provides ample cover that shelters 
foraging waterfowl and wading birds against visual disturbance. Competition by native sod-
forming marsh vegetation, under conditions of naturally prolonged winter flooding, 
suppresses or eliminates most non-native wetland weeds that currently thrive under artificial 
drainage and cattle trampling disturbances.  
 
I strongly recommend that the Commission reallocate permit condition efforts 
towards core wetland hydrology restoration by simply requiring closing the artificial 
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breach (dune gap around the culvert outlet) to Brazil Beach, not just “removing” the 
culvert, which in itself would do almost nothing to restore wetland hydrology. The ditch 
outlets there should be plugged (filled to grade), and the dune gap should be closed by 
placing dune sand across the breach to an elevation of at least 2 meters above the elevation 
of the adjacent dune slack seasonal  marsh. I also strongly recommend the Commission 
to require a qualified technical advisory committee of experienced scientists with 
expertise in dune ecology, geomorphology, wetlands, and wildlife – similar to the 
Bodega Dunes Restoration technical advisory group – to advise the Commission 
staff on all subsequent dune and wetland restoration proposals for Lawsons Landing 
and guide their development. An interdisciplinary expert team is necessary to ensure 
adequate complex dune ecology restoration planning and implementation at this site. 
 
Proper hydrologic restoration of dune wetlands would very likely alter the proposed plans 
for wastewater irrigation, and would potentially raise groundwater elevations at least 
seasonally in areas that are currently marginal wetlands in campgrounds. This would require 
that the proposed perimeter campground berm be adapted for flood control and 
probably also combined with an interior (true upland campground side) collection 
ditch and pump system to drain the campground side. As long as the campgrounds 
depend on gravity drainage to the adjacent lower elevation wetland areas, there will be 
unsustainable pressure to drain the main wetlands artificially. The drainage of the 
campgrounds should not depend on artificial drainage of the adjacent wetlands.  This will 
require more planning than the current special conditions stipulate. The restored wetland 
hydrology must be integrated compatibly with campground drainage. The 
campgrounds should not be drained through lowering water levels in adjacent wetlands, and 
campgrounds should not be established by “improved” ditching in existing wetlands, which 
is currently proposed in misleading language.   
 
The Special Conditions focus on the use of “managed grazing” to control invasive non-
native wetland plants is misplaced. This is the least appropriate method for managing 
vegetation in dune slacks that are naturally nutrient-poor and seasonally flooded. The 
special conditions should emphasize the restoration of natural seasonal pond and 
marsh hydrology in dune slacks to control non-native plants, and favor competitive 
exclusion of weeds by native sod-forming sedges, rushes, and spikerush marsh in the 
absence of wet-season trampling. Cattle trampling on wet, soft marsh soils causes root 
disturbance and reduction of cover that favors, not controls, wetland weeds in seasonally 
flooded dune slacks. The existing “pastures” or “meadows” are not  naturally grasslands, but 
seasonal marshes; they have been artificially drained to convert them to pastures.  
 
The Staff report also fails to consider or mitigate the impacts of nutrient loading by 
wastewater disposal (especially nitrogen) on invasive species in seasonal wetlands 
supplied by shallow groundwater. The special conditions should stipulate that subsequent 
plans for wastewater irrigation minimize or avoid nutrient loading of shallow groundwater in 
the root zone of dune slack wetlands.  
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I expect the Commission will authorize continued use of the existing campgrounds, with 
appropriate modifications (particularly to ensure compatibility with restored wetlands), for 
the near-term. I do not object to this. But I strongly recommend that the Commission 
require periodic re-assessment and modification of the conditions of this permit over 
decades to adapt to inevitable and foreseeable shoreline changes and foredune instability 
driven by accelerated sea level rise and extreme storm events. Long-term shoreline change 
adaptation should include re-assessment of the feasibility of alternative campground and 
recreational facility locations with comparable shoreline access to Lawson’s Landing.   
 
Respectfully submitted,  
 

 
Peter Baye 
baye@earthlink.net 
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10 July 2011 
 
 
RE: Application No. 2-06-18/A-2-MAR-08-028 
 
Dear Commissioners: 
 
We appreciate the opportunity to comment on this application on behalf of our 
thousands of members who live and visit the California coast. 
 
We encourage you to take action that result in restoration of the biologically unique 
Tomales Dunes-wetlands complex, which has been degraded by unpermitted RV and 
auto camping for four decades. Camping should be concentrated to the most degraded 
and difficult-to-restore areas of the Tomales Dunes-Wetlands complex. In particular, the 
wetland-dunes habitat to east of the road needs strong protection and required 
restoration.  Legalization of the current unpermitted development to allow some level of 
continued operations must include a detailed, science-based restoration plan. 
 
We also support commission staff recommendations to impose a 100-300 foot buffers 
around the environmentally sensitive habitat areas in camping Areas 3 and 4.   
 
We further recommend that the Commission support a plan for Area 2 Camping that 
opens opportunities to all California visitors on a first-come basis.  The staff 
recommendations that require current “permanent” residents to lease their trailers part 
of the year to the public appears extremely difficult to monitor to ensure compliance, 
and thus we believe is unlikely to succeed, and meet the desired results. 
 
Finally, we urge the Commission to establish a science-based technical advisory 
committee to oversee implementation of a restoration plan.  
 
Sincerely yours, 

 
Todd Steiner 
Executive Director 
 

PO Box 370 • Forest Knolls, CA 94933 
P: 415.663.8590 • F: 415.663.9534 

 

www.SeaTurtles.org • www.SpawnUSA.org • www.GotMercury.org 
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From: Steve_Ortega@nps.gov [mailto:Steve_Ortega@nps.gov] 
Sent: Monday, July 11, 2011 3:26 PM 
To: Renee Ananda 
Subject: Comments on Staff Report 
 
 
Renee, 
 
Please consider the following comments on your staff report.  I think 
you 
did a good job overall on the report.  There may be other comments that 
I 
send to you later, but I would understand if you cannot process them 
because of their late arrival. 
 
 SC.2:   Most of the concrete rubble occurs between the two revetments.  
I 
would expand the language to include the entire project area (from 
Sloat to 
the end south end of the rock revetment).  Most of the rubble is 
between 
the two rock revetments.  Some of this rubble is dangerous (rebar, and 
hazardous - old asphalt). 
 
SC.6.:  The monitoring section requires an annual survey of the beach 
and 
bluff top areas between Sloat and Skyline blvds at a minimum, but the 
Reporting section (C.) requires information on topographic field 
surveys 
taken in the spring and fall of each year.  These should be consistent, 
since they can't report on data they don't have. 
 
SC. 6.A.2.  I suggest adding an option for another Lidar Survey, for a 
total of 3.  It would be good to see the third one occur in a year in 
which 
their were a lot of high energy wave events i.e. after an el nino 
winter. 
It is these events that we see considerable  bluff erosion.  Ground 
Based 
Lidar is really useful to look at impacts to the bluffs adjacent to the 
structures as well, please clarify the language so that the surrounding 
bluffs are part of the LIDAR survey , so they don't just survey the 
structures.  Also, the reporting section doesn't mention that they 
should 
prepare a report looking at the LIDAR data collected at 1 and 5 years 
as a 
condition of the permit.  There is a general item that they should 
prepare 
an analysis of erosion trends, annual retreat, or rate of retreat of 
the 
bluff.  However, processing and visualization of Lidar data can be 
pretty 
technically intensive and so it might be good to actually have a 
reporting 
item that includes a comparison of those two (3) surveys to make sure 
they 
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don't intend to just send that data to CCC or NPS and expect us to do 
the 
analysis.  We also suggest they utilize and contract with USGS because 
they 
have expressed interest in doing the work, and would add to their data 
set 
they are amassing for Ocean Beach. 
 
SC.6.B.:  We think the EQR revetment is causing accelerated erosion 
around 
the end of the revetment (just immediately north of the revetment).  
The 
accelerated bluff erosion is causing considerable maintenance of the 
bluff 
top parking area (cutting back asphalt so that it does not fall onto 
the 
beach, constant adjustment of k-rail to preven the public from 
dangerous 
areas, rearranging parking areas, signage and notification).  We feel 
the 
DPW should assist NPS in this maintenance effort. 
 
SC.11.:  Add another condition that the Design Plans will be reviewed 
and 
approved by NPS prior to submittal to the Executive Director.  We have 
some 
concerns regarding the rock stairway, so would like to have a chance to 
review/approve. 
 
================================== 
Steve Ortega 
Planning, Project Management, and Compliance 
Golden Gate National Recreation Area 
Office (415) 561-2841 
Cell (415) 269-9916 
================================== 
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