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SUBJECT PROPERTY AT 31 WHARF ROAD (LOOKING NORTHWEST) 
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VIEW OF 41 WHARF ROAD LOOKING EAST FROM SUBJECT PROPERTY 

VIEW OF 23 WHARF ROAD LOOKING WEST FROM SUBJECT PROPERTY 
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31 WHARF ROAD - BOLINAS, CA 94924
APN: 193-061-03

CIVIL ENGINEER:
AYS ENGINEERING INC
PO BOX 5693
PETALUMA, CA 94955

TROY PEARCE
t. 707.763.6620

SURVEYOR:
PACIFIC LAND SURVEYS
PO BOX 316 
BODEGA, CA 94922

SUSAN RUSCHMEYER
t. 707.875.3208

GENERAL NOTES:
AIA DOCUMENT 201, "GENERAL CONDITIONS FOR THE PERFORMANCE OF A 
CONTRACT", ARE HEREBY INCORPORATED INTO THESE DRAWINGS AND SHALL 
BE CONSIDERED AS PART OF THE REQUIREMENTS FOR THE COMPLETION OF 
WORK.  SUPPLEMENTARY CONDITIONS TO THE CONTRACT ALSO APPLY.

ALL CONSTRUCTION SHALL CONFORM TO CURRENT MARIN COUNTY CODES 
AND ANY OTHER GOVERNING CODES, AMENDMENTS, RULES, REGULATIONS, 
ORDINANCES, LAWS, ORDERS, APPROVALS, ETC. THAT ARE REQUIRED BY  
APPLICABLE PUBLIC AUTHORITIES.  IN THE EVENT OF CONFLICT THE MOST 
STRINGENT REQUIREMENTS SHALL APPLY.
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THE GENERAL CONTRACTOR IS RESPONSIBLE FOR CHECKING CONTRACT 
DOCUMENTS, FIELD CONDITIONS, AND DIMENSIONS FOR ACCURACY AND 
CONFIRMING THE WORK CAN BE BUILT OR DEMOLISHED AS SHOWN BEFORE 
PROCEEDING WITH THE WORK.  IF THERE ARE ANY QUESTIONS REGARDING 
THESE OR OTHER COORDINATION QUESTIONS, THE GENERAL CONTRACTOR IS 
RESPONSIBLE FOR OBTAINING A CLARIFICATION FROM THE ARCHITECT BEFORE 
PROCEEDING WITH THE WORK IN QUESTION OR RELATED WORK.

ANY ERRORS, OMISSIONS OR CONFLICTS FOUND IN THE VARIOUS PARTS OF 
THE CONSTRUCTION DOCUMENTS SHALL BE BROUGHT TO THE ATTENTION OF 
THE ARCHITECT, BEFORE PROCEEDING WITH THE WORK.

CONTRACTOR SHALL THOROUGHLY EXAMINE THE PREMISES AND SHALL BASE 
HIS BID ON THE EXISTING CONDITIONS, NOTWITHSTANDING ANY INFORMATION 
SHOWN OR NOT SHOWN ON THE DRAWINGS.  

CONTRACTOR TO MAINTAIN ALL PROPER WORKMAN’S COMPENSATION AND 
LIABILITY INSURANCE THROUGHOUT THE DURATION OF PROJECT.

SUBSTITUTIONS, REVISIONS, OR CHANGES MUST HAVE PRIOR APPROVAL OF 
THE ARCHITECT.

DURING THE BIDDING AND NEGOTIATION PERIOD THE GENERAL CONTRACTOR 
AND SUBCONTRACTOR(S) SHALL CONFIRM IN WRITING APPROX. ON-SITE 
DELIVERY DATES FOR ALL CONSTRUCTION MATERIALS AS REQUIRED BY THE 
CONSTRUCTION DOCUMENTS AND SHALL NOTIFY THE ARCHITECT IN WRITING 
OF ANY POSSIBLE CONSTRUCTION DELAYS AFFECTING OCCUPANCY THAT MAY 
ARISE DUE TO THE AVAILABILITY OF THE SPECIFIED PRODUCT.

ALL WORK SHALL BE PERFORMED SUCH THAT DAMAGE TO EXISTING 
LANDSCAPE AND/OR PERSONAL PROPERTY IS PREVENTED OR MINIMIZED.

CONTRACTOR SHALL TAKE MEASURES TO PROTECT ADJACENT PROPERTIES.  
USE VISQUEEN, PLYWOOD, ETC. TO MINIMIZE NOISE, DUST, ETC.

IN THE EVENT THAT FOUNDATION EXCAVATION MIGHT AFFECT ADJACENT 
PROPERTIES, CONTRACTOR SHALL TAKE ALL APPROPRIATE STEPS TO NOTIFY 
THE PROPERTY OWNER OF THE CONDITION, AND TO ADEQUATELY PROTECT 
THE ADJACENT STRUCTURE.

WRITTEN DIMENSIONS REFER TO  FACE OF FINISH OR CENTER-LINE UNLESS 
OTHERWISE NOTED.  EXTERIOR WALLS ARE DIMENSIONED TO FACE OF 
SHEATHING, U.O.N.

DIMENSIONS ARE TO TOP OF FIN. FLOOR, SLAB OR DECK IN SECTION OR 
ELEVATION, UNLESS OTHERWISE NOTED.

"SIM." OR "SIMILAR" MEANS COMPARABLE CHARACTERISTICS FOR THE ITEM 
NOTED.  VERIFY DIMENSIONS AND ORIENTATION ON PLAN.

"TYP." OR TYPICAL MEANS IDENTICAL FOR ALL SIMILAR CONDITIONS UNLESS 
NOTED OTHERWISE.

DIMENSIONS NOTED "CLR" OR "CLEAR" ARE MINIMUM REQUIRED DIMENSIONS 
AND CLEARANCES MUST BE ACCURATELY MAINTAINED.

CONTRACTOR TO VERIFY DIMENSIONS AND CONDITIONS IN FIELD.  IF 
CONDITIONS ARE SIGNIFICANTLY DIFFERENT THAN REPRESENTED IN 
DRAWINGS, VERIFY CONDITIONS WITH ARCHITECT.

ALL MATERIALS AND EQUIPMENT TO BE NEW UNLESS OTHERWISE NOTED.

ALL MATERIALS AND EQUIPMENT TO BE INSTALLED PER MANUFACTURER'S 
INSTRUCTIONS.

WINDOW AND DOOR SIZES ARE NOMINAL DIMENSIONS.  REFER TO 
MANUFACTURER’S SPECIFICATIONS FOR ACTUAL ROUGH OPENINGS.

WHERE LOCATIONS OF WINDOWS AND DOORS ARE NOT DIMENSIONED THEY 
SHALL BE CENTERED IN THE WALL OR PLACED TWO STUD WIDTHS FROM 
ADJACENT WALL AS INDICATED ON DRAWINGS, UNLESS OTHERWISE NOTED.

ALL CHANGES IN FLOOR MATERIAL SHALL OCCUR AT CENTERLINE OF DOOR OR 
FRAMED OPENING, UNLESS OTHERWISE INDICATED ON THE DRAWINGS.

SEALANT, CAULKING, FLASHING, ETC. LOCATIONS SHOWN ON DRAWINGS ARE 
INTENDED TO BE INCLUSIVE.  FOLLOW MANUFACTURER’S INSTALLATION 
RECOMMENDATIONS AND STANDARD INDUSTRY AND BUILDING PRACTICES.

ALL ATTICS, RAFTER SPACES, SOFFITS, CRAWL SPACES, ETC. TO BE FULLY 
VENTILATED PER APPLICABLE CODE.

PROVIDE WOOD BLOCKING FOR ALL TOWEL BARS, ACCESSORIES, ETC.

MEET ALL CALIFORNIA ENERGY CONSERVATION REQUIREMENTS INCLUDING 
BUT NOT LIMITED TO :
     A. MINIMUM ROOF/CEILING INSULATION  R-19
     B. MINIMUM WALL INSULATION IN FRAMED EXTERIOR WALLS R-13.
     C. MINIMUM FLOOR INSULATION OVER CRAWL OR UNOCCUPIED SPACES 
R-13.           
     D. ALL INSULATION TO MEET CEC QUALITY STANDARDS.
     E. INFILTRATION CONTROL:
         1. DOORS AND WINDOWS WEATHER-STRIPPED.
         2. EXHAUST SYSTEMS DAMPENED.
         3. DOORS AND WINDOWS CEC CERTIFIED AND LABELED.
         4. ALL JOINTS AND PENETRATIONS CAULKED AND SEALED.
     F. DUCTS CONSTRUCTED AND INSTALLED PER UMC.
     G. ELECTRICAL OUTLET PLATEGASKETS SHALL BE INSTALLED ON ALL 
RECEPTACLES, SWITCHES AND ELECTRICAL BASES ON EXTERIOR WALLS.

SMOKE ALARMS ARE TO BE INSTALLED IN ALL SLEEPING ROOMS. SMOKE 
ALARMS SHALL BE HARDWIRED TO 110V HOUSE WIRING AND WIRED TOGETHER 
IN SERIES.  MINIMUM ONE ALARM PER STORY.  REF. PLANS FOR LOCATIONS.

GENERAL CONTRACTOR IS TO COORDINATE INSTALLATION OF N.I.C. ITEMS 
WITH OTHER TRADES

LOCATION/SPECIFICATION OF SAFETY GLAZING (TEMPERED GLASS) ARE SOLE 
RESPONSIBILITY OF CONTRACTOR. ALL DOORS W/ GLAZING AND ALL GLAZING 
OF WINDOWS WITHIN 24" OF EDGE OF ANY DOOR SHALL BE WITH TEMPERED 
GLASS (UBC SECTION 2406)

CONTRACTOR SHALL CHECK AND VERIFY ALL DIMENSIONS AND CONDITIONS 
BEFORE PROCEEDING WITH CONSTRUCTION. DO NOT SCALE DRAWINGS. 
NOTED DIMENSIONS TAKE PRECEDENCE.

ABBREVIATIONS:

ABV.
ADJ.
A.F.F.
ALUM.
ARCH.
ASPH.
BD. 
BASE BD.
BLDG.
BLK.
BLKG.
BOT.
BM.
B.U.
CLG.
CNTL
CONT.
CTR.
CLR.
C.L.
DBL.
D.F.
DIM.
DN.
D.P.
D.S.
DWG.
E
EA
EL. OR ELEV.
ELEC.
EQ.
EXP.
EXT.
F.A.U.
FDN.
F.F.
F.F.E.
FIN.
F.O.C.
F.O.S.
F.O.P.
F.P.
FURN.
GA.
GALV.
GND.
GYP.BD.
H.C.
HDR.
HDWD.
H.V.A.C.
I.D.
INSUL.
INT.
JST.
MAX.
M.C.
MECH.
MEMB.
MANUF.
MIN.
MTL.
N
N.I.C.
NO.
O/
O.C.
OFCI
OPNG.
O.D.
P.C.
PL.
PLYWD.
P.T.
PT.
PTD.
R
RET. AIR
RM
RDWD
R.W.L.

ABOVE
ADJACENT
ABOVE FINISH FLOOR
ALUMINUM
ARCHITECTURE
ASPHALT
BOARD
BASE BOARD
BUILDING
BLOCK
BLOCKING
BOTTOM
BEAM
BUILT-UP
CEILING
CONTROL
CONTINUOUS
CENTER
CLEAR
CENTER LINE
DOUBLE
DOUGLAS FIR
DIMENSION
DOWN
DOUBLE POLE
DOWN SPOUT
DRAWING
EAST
EACH
ELEVATION
ELECTRICAL
EQUAL
EXPOSED
EXTERIOR
FORCED-AIR-UNIT
FOUNDATION
FINISHED FLOOR
FINISHED FLOOR ELEVATION
FINISH
FACE OF CONCRETE
FACE OF STUD
FACE OF PLYWOOD
FIRE PLACE
FURNACE
GAUGE
GALVANIZED
GROUND
GYPSUM BOARD
HOLLOW CORE
HEADER
HARD WOOD
HEATING, VENTILATION, AIR CONDITIONING 
INSIDE DIMENSION
INSULATION
INTERIOR
JOIST
MAXIMUM
MEDICINE CABINET
MECHANICAL
MEMBRANE
MANUFACTURER
MINIMUM
METAL
NORTH
NOT IN CONTRACT
NUMBER
OVER
ON CENTER
OWNER FURNISHED, CONTRACTOR INSTALLED
OPENING
OUTSIDE DIMENSION
PLUMBING CHASE
PLATE
PLYWOOD
PRESSURE TREATED
POINT
PAINTED
RADIUS
RETURN AIR
ROOM
REDWOOD
RAIN WATER LEADER

AND
AT
NUMBER

CENTER LINE
PROPERTY LINE
EXISTING
NEW
REPLACE

&
@
#

(E)
(N)
(R)

LC
PL

S
S.S.D.
SQ. FT.
SHT.
SHTG.
SIM.
S.P.
SQ.
S.ST.
ST.
STD.
SUP. AIR
T&G
TBD
THK.
T.O.P.
T.O.S.
T.O.F.F.
T.O.W.
T.P.
T.R.
TYP.
U.O.N.
VAR.
V.D.C.
VERT.
V.I.F.
W
W/
W.C.
WD
WP
W.H.

SOUTH
SEE STRUCTURAL DRAWINGS
SQUARE FOOT
SHEET
SHEATHING
SIMILAR
SINGLE POLE
SQUARE
STAINLESS STEEL
STEEL
STANDARD
SUPPLY AIR
TONGUE AND GROOVE
TO BE DETERMINED
THICK
TOP OF PLATE
TOP OF SLAB
TOP OF FINISHED FLOOR
TOP OF WALL
TOILET PAPER HOLDER
TOWEL RACK
TYPICAL
UNLESS OTHERWISE NOTED
VARIES
VERIFY DURING CONSTRUCTION
VERTICAL
VERIFY IN FIELD
WEST
WITH
WATER CLOSET
WOOD
WATER PROOF
WATER HEATER

SYMBOLS:

NEW 2-HOUR FIRE-RATED WALL

WALL TYPES

NEW WALL (NON-RATED)

NEW 1-HOUR FIRE-RATED WALL

EXISTING WALL

DEMO WALL

DIMENSIONS

FACE OF FINISH

CL OF STUD

REF
ELEV

LINE TYPES

OVERHEAD  LINE

HIDDEN LINE

PROPERTY LINE

SETBACK LINE

CENTER LINE

BREAK LINE

ELEVATION LINE

MARKERS

DETAIL MARKER

PLAN DETAIL MARKER

ELEVATION MARKER

SECTION MARKER

INTERIOR ELEVATION MARKER

REVISION MARKER

DOOR TAG

WINDOW TAG

STEP

1
A3.02

1
A5.1

1
A5.1

W-101

D-101

1
A3.01

1

6"

NEW LOW WALL

PROJECT DATA:
CODES
2019 CALIFORNIA BUILDING CODE
2019 CALIFORNIA MECHANICAL CODE
2019 CALIFORNIA ELECTRICAL CODE
2019 CALIFORNIA PLUMBING CODE
2019 CALIFORNIA FIRE CODE
2019 CALIFORNIA RESIDENTIAL CODE
2019 CALIFORNIA ENERGY CODE
2019 CALIFORNIA GREEN BUILDING STANDARDS CODE
APPLICABLE MARIN COUNTY MUNICIPAL CODES

PROJECT ADDRESS
31 WHARF ROAD
BOLINAS, CA 94924

PROJECT DESCRIPTION
8 NEW 'AFFORDABLE HOUSING' RESIDENTIAL UNITS  O/ RETAIL & 
UNDERGROUND PARKING. 

- 4 FRONT UNITS EACH INCLUDE 3 BEDROOMS, 2 BEDROOMS, KITCHEN & LIVING 
ROOM. 1 UNIT TO BE 'ACCESSIBLE' AND OTHER FRONT UNITS TO BE 'ADAPTABLE' 
PER CBC CH.11A

- 4 REAR UNITS EACH INCLUDE 2 BEDROOMS, 1 BATH, KITCHEN & LIVING ROOM.

PARKING SPACES: 16 OFFSTREET (9 RETAIL + 7 RESIDENTIAL (INCLUDING 1 ADA 
VAN SPACE)). 4 ON-STREET (INCLUDING 1 ADA VAN SPACE).

LOCATED IN HIGH FIRE SEVERITY ZONE, SUBJECT TO WUI REQUIREMENTS

PLANNING INFORMATION
ASSESSORS PARCEL NUMBER 193-061-03

ZONING DISTRICT C-VCR, C-RA-B2

BUILDING HEIGHT PROPOSED - 25'-0" (25'-0" MAX)

NUMBER OF STORIES PROPOSED - 4

GROSS FLOOR AREA:

COMMERCIAL 1182 SQ.FT. CONDITIONED
UNDERGROUND PARKING 5499 SQ.FT. UNCONDITIONED
2ND FLOOR PARKING 1673 SQ.FT. UNCONDITIONED
BUILDING A 4787 SQ.FT. CONDITIONED
BUILDING B 3596 SQ.FT. CONDITIONED

TOTAL PROPOSED 8383 SQ.FT. RESIDENTIAL
1182 SQ.FT. COMMERCIAL
7172 SQ.FT. PARKING

16737 SQ.FT. TOTAL

BUILDING INFORMATION

CONSTRUCTION TYPE TYPE - III

OCCUPANCY GROUP R-2 / M / S-2

MINIMUM ROOF CLASS CLASS A 

ARCHITECT:
JOHN LUM ARCHITECTURE
3246 17TH STREET
SAN FRANCISCO, CA  94110

PROJECT MANAGER:
DAREN IGUCHI
t.  415.558.9550 x0010
f.  415.558.0554 

OWNER:
BOLINAS COMMUNITY LAND TRUST
6 WHARF ROAD
BOLINAS, CA 94924

ARIANNE DAR
t. 415.868.8880

GEOTECHNICAL ENGINEER:
ROMIG ENGINEERS, INC
1390 EL CAMINO REAL
SAN CARLOS, CA 94070

LUCAS OTTOBONI
t. 650.591.5225 EXT. 230

PROJECT PARTICIPANTS:

GENERAL CONTRACTOR:
T.B.D.

STRUCTURAL ENGINEER:
T.B.D.

DRAWING INDEX

DOWNTOWN BOLINAS AFFORDABLE HOUSING
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diPlanning Submittal update02.01.2106.10.20 Planning Pre-App Review hm

06.18.20 Planning Submittal hm

12.04.20 Planning Submittal hm

12.18.20 Planning Submittal update di

02.01.21 Planning Submittal update di

10. 31. 2
1

1 A0.00 TITLESHEET
2 A0.01 SITE PHOTOS
3 A0.02 (E&P) SITE PLAN - FULL
4 A0.03 (E) SITE PLAN
5 A0.04 (P) SITE & UTILITIES PLAN
6 A0.05 (P) SITE PLAN - UPPER LEVEL
7 A0.06 (P) LANDSCAPE PLAN
8 A0.07 ROOF PLAN
9 A0.08 STORY POLE PLAN
10 A0.09 EASMENT PLAN
11 A0.10 PERSPECTIVES
12 A0.11 ARBORISTS REPORT
13 A0.12 MATERIAL BOARD
14 A0.13 PARKING DIAGRAMS
15 A0.14 PARKING DIAGRAMS
16 A0.15 CONSTRUCTION MANAGEMENT PLAN
17 C1 TITLESHEET
18 C2 GRADING PLAN
19 C3 DRAINAGE PLAN
20 C4 EROSION & SEDIMENT CONTROL PLAN
21 C5 STORMWATER RUNOFF TREATMENT PLAN
22 SU1.0 SURVEY
23 A1.01 FLOOR PLANS
24 A1.02 FLOOR PLANS
25 A1.03 FLOOR PLANS
26 A1.04 FLOOR PLANS
27 A1.05 FLOOR PLANS
28 A1.06 FLOOR PLANS
29 A1.07 FLOOR PLANS
30 A3.01 EXTERIOR ELEVATIONS
31 A3.02 EXTERIOR ELEVATIONS
32 A3.03 EXTERIOR ELEVATIONS
33 A3.04 EXTERIOR ELEVATIONS
34 A3.05 BUILDING SECTIONS

PROJECT DATA PER MARIN COUNTY DEVELOPMENT CODE

LOT AREA: 101,150 SQ.FT.     EXISTING
101,150 SQ.FT.     PROPOSED

BUILDING AREA:            0 SQ.FT.     EXISTING
 16,754  SQ.FT.     PROPOSED

FLOOR AREA:            0 SQ.FT.     EXISTING
    8,383 SQ.FT.     PROPOSED

FLOOR AREA RATIO:        0.00     EXISTING
      0.08     PROPOSED

AREA OF ADDTL. DISTURBANCE:          .27 ACRES     PROPOSED

LOT COVERAGE:     93,037 SQ.FT.     PERVIOUS
       8,113 SQ.FT.     IMPERVIOUS

GRADING CALCULATIONS:      2,287 CU.YD.     CUT
      144.7 CU.YD.     FILL
    2142.3 CU.YD.     OFF-HAUL

MINIMUM SETBACKS 0'-0"

MAXIMUM HEIGHT 25'-0"

VEHICLE PARKING CALCULATIONS:
RESIDENTIAL: .5 SPACES PER UNIT INCLUSIVE OF ACCESSIBLE 

& GUEST SPACES PER MCC24.04.340(e)(1)(i)

(.5 SPACES / UNIT) X (8 UNITS) = 4 SPACES
RESIDENTIAL PROVIDED: = 4 SPACES + 2 COMPACT SPACES + 1 ACCESSIBLE 

   SPACE = 7 SPACES

NON-RESIDENTIAL:  1 SPACE PER 200 SQ.FT. PER MCC24.04.340-B
1/200 X 1,200 SQ.FT.  = 6 SPACES

NON-RESIDENTIAL PROVIDED:    = 4 SPACES + 5 COMPACT SPACES = 9 SPACES

TOTAL REQUIRED: 10 SPACES
TOTAL PROVIDED: 16 SPACES

BICYCLE PARKING REQUIRED:

SHORT TERM: 1 SPACE PER (3) 2-BEDROOM UNITS & 1 SPACE PER 
3-BEDROOM UNIT PER MCC24.04.340-A = 6 SPACES 

LONG TERM: 1 SPACE PER 2-BEDROOM UNITS & 1.5 SPACES PER 
3-BEDROOM UNIT PER MCC24.04.340-A = 10 SPACES 

EV CHARGING SPACES REQUIRED: 

RESIDENTIAL: 1 PER UNIT PER MCC19.04.140  = 8 SPACES
NON-RESIDENTIAL: 10% OF SPACES + REMAINING CAPABLE = 1 + 5 CAPABLE

12.18.20 Planning Submittal update
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SUBJECT PROPERTY

SUBJECT PROPERTYSUBJECT PROPERTY
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Summary  
The subject property on Wharf Road is large and has many trees. The development is in an area of the 
property with relatively few trees, close to the street. Two coast live oak trees (Quercus agrifolia) and two plum 
trees (Prunus sp.) will need to be removed for the project. One large Monterey cypress (Hesperocyparis 
macrocarpa) is near the development but should suffer no long-term negative effects.  

Assignment 
Henry Malmberg of John Lum Architecture contacted Urban Forestry Associates to request an assessment of 
the impact to existing trees resulting from the proposed development of the subject parcel. I inspected the site 
on December 10, 2019. Arianne Dar and Evan Wilhelm met me on site. 

Observations  
Site 
The subject property is in downtown Bolinas in the Coastal Zone. There is a developed residential property to 
the southwest and a commercial property under current development to the northeast. The site description in 
the project data on the provided plan set states the lot is 101,150 square feet. Most of this area is northwest of 
the proposed area of development and well-stocked with native and exotic tree species, mostly oak and pine 
(Quercus spp. and Pinus spp., respectively). The front portion of the property nearest Wharf Road is largely 
undeveloped, with only a few retaining walls and sheds. It appears to mostly be used as a parking and storage 
area. 
 
Tree 1 
The largest and most prominent tree on the site is a mature Monterey cypress 20 feet northwest of the edge of 
the proposed development activity (see Figure 1). The trunk of the tree is approximately eight feet in diameter 
(visual estimate). Large failures are visible in the canopy of the tree but only partially visible due to obstruction 
from other areas of the canopy. I reviewed the historic photography of the tree on Google Maps and Google 
Earth and see that a major failure occurred between June 2017 and February 2018.  
 
The tree is in good health and has good form1 but the structure is poor to fair2.  There are many old wounds 
from pruning and branch failures spread all over the trunk and canopy of the tree. These wounds allow boring 
insects and decay fungi to enter the structural wood of the tree, reducing its ability to carry load and support 
the tree. The base of the tree is in relatively good condition with no evidence of Signiant decay or root disease 
that would elevate the likelihood of whole-tree failure. The main concern is large branch failure from high in the 
tree.   
 
Tree 2 (removal) 
Near the center of the development area is a coast live oak growing out of a retaining wall. The trunk diameter 
measured 19.7 inches. The tree is generally in good health with good form and structure.  
 
Tree 3 (removal but previously dead)  
A mature Monterey pine (Pinus radiata) on the front east corner of the property died in 2017 and was cut back 

 
1 Words in bold are defined in the glossary. 
2 See explanation of condition ratings in Table 1. 

Client: Arianne Dar, Bolinas Community Land Trust 
Project Location: Henry Malmberg, John Lum Architecture 
Inspection Date: Wharf Road, Bolinas 
Parcel Number: 193-061-03 
Arborist: Ben Anderson 
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to a stump, approximately 15 feet high.  
 
Tree 4 (removal) 
A small plum tree is growing northwest of the development area and is reportedly in the path the well-drilling rig 
will need to reach the only available drilling site. The tree has four stems that share a common attachment just 
above grade. The largest stem diameter is nine inches. Decay is present in the base of the tree that is 
significant enough to compromise the stability of the tree. Health, form, and structure are all poor to fair. 
 
Tree 5 (removal) 
This is another plum tree near the path of the drilling rig. The trunk diameter is 9.7 inches. The health, form and 
structure are all fair. 
 
Tree 6 (removal) 
A mature coast live oak sits at the only suitable location to drill the well for the site. This trunk diameter is 28.3 
inches. The tree is in good health with good form and structure. 

Discussion 
According to the “Tree Removal Permit Fact Sheet” from the County of Marin Planning Division, the Native 
Tree Protection and Preservation ordinance does not apply to properties located in the coastal zone. 
Significant vegetation is protected by the Local Coastal Program. Of the subject trees, the only tree I consider 
significant vegetation for habitat and aesthetics is Tree 1, though it may have serious structural problems 
obscured from the ground.  

Conclusions 
The project will require the removal of all the subject trees but Tree 1. This is a total of four living trees. As they 
are in the Coastal Zone, none of these trees requires a tree removal permit. 
 
Tree 1 is too large and the visual access to the canopy was too limited for a proper risk assessment. It is clear 
however that the tree needs a crown reduction and crown cleaning to remove deadwood, crossing and 
broken branches, and to shrink the overall size of the tree if it is to remain near homes and active use areas. 
 
The industry standard for root management3 states: 
 

“Cutting roots at a distance greater than six times the trunk diameter (dbh) minimizes the likelihood of 
affecting both health and stability. At this distance, approximately 25% of the root system would be 
lost. Cutting roots any closer to the tree is more likely to compromise stability. 
  
Linear cuts on one side of a tree can reduce stability when the cut is made at a distance from the 
trunk that is less than three times the trunk diameter. Severe loss of stability is common when cuts 
are made at a distance that is less than 1 to 1.5 times the trunk diameter.” 

  
A 6x limit is almost never utilized. Typically, it is very difficult getting developers to limit linear cuts (trenches 
and foundations) within 3x the diameter. In practice, I limit the 3x distance to approximately 10’, as I have 
never seen roots pull out of the ground that far from a tree of any size during a failure. 
 
The proposed development appears to be at least 20 feet away from Tree 1 and so I do not believe it will have 
any significant negative effect on the health or stability of the tree so long as the protection zone recommended 
on the map in Figure 1 and all the recommendations found in the Arborist’s Checklist (below) are observed.  
  

 
3 Costello, Larry; Gary Watson; and Thomas Smiley. Best Management Practices – Root Management. 2017. 
Champaign, Illinois: International Society of Arboriculture 
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SCOPE OF WORK AND LIMITATIONS 
Urban Forestry Associates has no personal or monetary interest in the outcome of this investigation.  All 
observations regarding trees in this report were made by UFA, independently, based on our education and 
experience. All determinations of health condition, structural condition, or hazard potential of a tree or trees at 
issue are based on our best professional judgment. The health and hazard assessments in this report are 
limited by the visual nature of the assessment. Defects may be obscured by soil, brush, vines, aerial foliage, 
branches, multiple trunks, other trees, etc. Even structurally sound, healthy trees can fail during severe storms.  
Consequently, even a low risk rating is not a guarantee of no risk, hazard, or sound health. 
 

 
 

 
 
 
 
 
 
 

 
 
 
 
  
 
 
 
 
 
 
 
 

Benjamin Anderson, Urban Forester 
ISA Board Certified Master Arborist & TRAQ 
RCA #686, WE #10160B 
(415) 454-4212 
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Health Structure Form

Excellent High vigor and nearly perfect 

health with little or no twig 

dieback, discoloration, or 

defoliation

Nearly ideal and free of defects. Nearly ideal for the species. 

Generally symmetric. 

Consistent with the 

intended use.

Good Vigor is normal for the species. 

No significant damage due to 

diseases or pests. Any twig 

dieback, defoliation, or 

discoloration is minor.

Well-developed structure. 

Defects are minor and can be 

corrected.

Minor 

asymmetries/deviations 

from species norm. Mostly 

consistent with the 

intended use. Function and 

aesthetics are not 

compromised.

Fair Reduced vigor. Damage due to 

insects or diseases may be 

significant and associated with 

defoliation but is not likely to be 

fatal. Twig dieback, defoliation, 

discoloration, and/or dead 

branches may comprise up to 

50% of the crown.

A single defect of a significant 

nature or multiple moderate 

defects. Defects are not practical 

to correct or would require 

multiple treatments over several 

years.

Major 

asymmetries/deviations 

from species norm and/or 

intended use. Function 

and/or aesthetics are 

compromised.

Poor Unhealthy and declining in 

appearance. Poor vigor. Low 

foliage density and poor foliage 

color are present. Potentially 

fatal pest infestation. Extensive 

twig and/or branch dieback.

A single serious defect or 

multiple significant defects. 

Recent change in tree 

orientation. Observed structural 

problems cannot be corrected. 

Failure may occur at any time.

Largely 

asymmetric/abnormal. 

Detracts from intended use 

and/or aesthetics to a 

significant degree.

Very poor Poor vigor. Appears to be dying 

and in the last stages of life. 

Little live foliage.

Single or multiple severe 

defects. Failure is probable or 

imminent.

Visually unappealing. 

Provides little or no function 

in the landscape.

Dead

Rating 

category

Condition components

Table 1. Condition ratings table. Taken from Guide for Plant Appraisal, 10th edition 
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TREE WORK STANDARDS AND QUALIFICATION 
All tree work, removal, pruning, planting, shall be performed using industry standards as established by the 
International Society of Arboriculture. Contractor must have a State of California Contractors License for Tree 
Service (C61-D49) or Landscaping (C-27) with general liability, worker’s compensation, and commercial 
auto/equipment insurance. 
Contractor standards of workmanship shall adhere to current Best Management Practices of the International 
Society of Arboriculture (ISA) and the American National Standards Institute (ANSI) for tree pruning, 
fertilization and safety (ANSI A300 and Z133.1). 

INSPECTION SCHEDULE 
Inspection of site: Prior to Equipment and Materials Move In, Site Work, Demolition and Tree Removal: The 
Project Arborist will meet with the General Contractor, Architect / Engineer, and Owner or their representative 
to review tree preservation measures, designate tree removals, delineate the location of tree protection / non-
intrusion zone fencing, specify equipment access routes and materials storage areas, review the existing 
condition of trees and provide any necessary recommendations. 
 
Inspection of site: After installation of Tree Protection Zone (TPZ) fencing: Inspect site for the adequate 
installation of tree preservation measures. Review any requests by contractor for access, soil disturbance or 
excavation areas within root zones of protected trees. Assess any changes in the health of trees since last 
inspection. 
 
Inspection of site: During excavation or any activities that could affect trees: Inspect site during any activity 
within the TPZ of preserved trees and any recommendations implemented. Assess any changes in the health 
of trees since last inspection. 
 
Final Inspection of Site: Inspection of site following completion of construction: Inspect for tree health and 
make any necessary recommendations. 
 

ARBORIST’S CHECKLIST 
• An urban forester, certified or consulting arborist shall establish the Tree Protection Zone (TPZ) prior to 

starting the demolition work.  Four-foot-high metal wire deer fencing will be erected by the contractor 
and inspected by the arborist to limit access to the TPZ.  This will protect the trunk and root zone 
throughout construction. 

 
• The Arborist shall have a pre-demolition meeting with contractor or responsible party and all other 

foremen or crew managers on site prior to any work to review all work procedures, access and haul 
routes, and tree protection. The contractor must notify the Arborist if roots are exposed or if trunk or 
branches are wounded. 

 
• Storage of equipment shall be as far away from protected trees as possible and optimally on asphalt or 

ground protected by mulch / plywood.  
 

• Heavy equipment use should be limited around trees and the roots. No equipment may be transported 
or used on bare ground within the root zone.  A 6" layer of mulch and plywood must be placed under 
the path for access and egress.  The protective “bridge’ shall be maintained by the contractor and 
inspected by the arborist when on site. 

 
• Any damage to trees due to demolition or construction activities shall be reported to the arborist within 

6 hours, so that remedial action can be taken.  Any damage done to the trees in violation of the contract 
agreement shall be appraised as a casualty loss by the arborist and provided to the tree owner.  

 
• All trenching within the TPZ shall be done pneumatically or by hand, being careful not to damage any of 
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the bark of any root encountered. 
 

• An arborist shall inspect all grading, trenching, tunneling or other excavation within the root zones of 
trees prior to backfill. 

 
• No chemicals or other waste materials shall be dumped within 20’ of the base of any tree.  There shall 

be no material storage in the TPZ. 
 

• Any tree pruning will be done in accordance with the latest version of ISA or ANSI best management 
practices/ standards.  All pruning will be inspected by the arborist. 

 
• The arborist must perform a final inspection to ensure that no unmitigated damage has occurred and to 

specify any pest, disease or other health care. The arborist shall specify and oversee any necessary 
restorative actions. 

 
• Any suspected omissions or conflict between various elements of the plan shall be brought to the 

attention of the arborist and resolved before proceeding with the work. 
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Figure 1. Map of tree location and location of fencing for Tree 1 
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GLOSSARY 
 
Crown reduction - A crown reduction is a type of pruning where the overall size of the canopy is reduced by 
removing mostly small diameter wood (typically less than 3”) from the ends of branches as well as deadwood. 
Interior foliage is left mostly untouched. It is essentially the opposite of “lion’s tailing” a tree, which is a common 
practice of uneducated tree companies where branches are stripped of interior foliage and left with a tuft of 
leaves at the end. Lion’s tailing has a big visual impact and is relatively quick and easy to perform but is 
counter to ISA Best Management Practices and actually increases the risk of branch failure. Crown reductions 
are more difficult, take longer and have less of a dramatic visual impact, but are much better for the tree and at 
reducing risk for anything under the canopy. 
Form – The plant’s overall appearance as it relates to its shape or silhouette. Can be negatively affected by 
crown asymmetries.  
Structure – Overall stability of the tree or its branches. This can be negatively affected by things such as acute 
angle crotches, decay cavities, strong leans, stem girdling roots, ambrosia beetles, history of failures, etc.  
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PHASE 1 CONSTRUCTION PROGRAM

SITE PLAN
1)    EXISTING DIRT DRIVEWAY TO REMAIN
2)    AREA OF INITIAL EXCAVATION
3)    NEW GRADED DRIVEWAY AND 
       PARKING AREA
4)    BULDING MATERIAL STORAGE AREA
5)    CONSTRUCTION  OFFICE TRAILER
6)    TREE PROTECTION ZONE
7)    SECURE STORAGE TRAILER
8)    WORKER PARKING
9)    SOIL STOCKPILE AREA
10)  AREA FOR POWER GENERATORS 
       (IF NEEDED)
11)  PORTABLE TOILET
12)  TEMPORARY POWER POLE

DUST REDUCTION 
CONSISTENT WITH THE BAY AIR QUALITY 
MANAGEMENT DISTRICT’S BASIC CONTROL 
MEASURES

EROSION CONTROL AND/OR STORM WATER 
POLLUTION PREVENTION PLAN
SEE PLANS ON SHEET C4 AND C5

TREE PROTECTION 
REFER TO ARBORIST'S REPORT ON SHEET 
A0.11  

CONSTRUCTION SCHEDULING 
•DELIVERIES TO SITE AND OPERATION OF 
HEAVY MACHINERY TO OCCUR WEEKDAYS 
BETWEEN 8:00 AM AND 5:00 PM, AND 
WEEKENDS 9:00 AM AND 5:00 PM.
•EXCAVATION TO BE DONE IN ACCORDANCE 
WITH  MARIN CO. EXCAVATION GUIDELINES.
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OPERATIONAL CHARACTERISTICS (FOR NON-RESIDENTIAL USES)

1) USE OF NON-RESIDENTIAL SPACES:  RETAIL 1 BUSINESS OFFICE 2

2) MAX. NUMBER OF STAFF ON SITE 2 3

3) HOURS OF OPERATION 9:00 AM-6:00 PM 9:00 AM-6:00 PM

4) PEAK HOURS OF OPERATION 10:00 AM-4:00 PM 10:00 AM-4:00 PM

5) NUMBER OF STAFF, CUSTOMERS, 4 6
AND VISITORS DURING PEAK 
HOURS OF OPERATION

6) SCHEDULE , FREQUENCY, AND ONCE DAILY, ONCE DAILY,
NATURE OF DELIVERIES SMALL  PACKAGES SMALL  PACKAGES

7) NOISE LEVELS ASSOCIATED WITH NEGLIGIBLE NEGLIGIBLE
BUSINESS OPERATION

8) PATH OF TRAVEL FOR PEDESTRIANS SEE A0.04 SEE A0.04
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2)    AREA OF SECOND EXCAVATION
3)    NEW GRADED DRIVEWAY
4)    BULDING MATERIAL STORAGE AREA
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9)    SOIL STOCKPILE AREA
10)  AREA FOR POWER GENERATORS 
       (IF NEEDED)
11)  PORTABLE TOILET
12)  TEMPORARY POWER POLE
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DUST REDUCTION 
CONSISTENT WITH THE BAY AIR QUALITY 
MANAGEMENT DISTRICT’S BASIC CONTROL 
MEASURES

EROSION CONTROL AND/OR STORM WATER 
POLLUTION PREVENTION PLAN
SEE PLANS ON SHEET C4 AND C5

TREE PROTECTION 
REFER TO ARBORIST'S REPORT ON SHEET 
A0.11  

CONSTRUCTION SCHEDULING 
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY 

CALIFORNIA COASTAL COMMISSION 
NORTH CENTRAL COAST DISTRICT OFFICE 

455 MARKET ST., SUITE 228 
SAN FRANCISCO, GA 94105-2420 

(415) 904-5260 

NORTHGENTRALCOAST@GOASTAL.CA.GOV 

APPEAL FORM 

Appeal of Local Government Coastal Development Permit 

GAVIN NEWSOM, GOVERNOR 

Filing Information (STAFF ONLY) District Office: North Central Coast 

Appeal Number: A-2-MAR-21-0045

Date Filed: 6/29/2021

Appellant Name(s): H. Roland Crotts

APPELLANTS 

IMPORTANT. Before you complete and submit this appeal form to appeal a coastal 
development permit (CDP) decision of a local government with a certified local coastal 
program (LCP) to the California Coastal Commission, please review the appeal 
information sheet. The appeal information sheet describes who is eligible to appeal 
what types of local government CDP decisions, the proper grounds for appeal, and the 
procedures for submitting such appeals to the Commission. Appellants are responsible 
for submitting appeals that conform to the Commission law, including regulations. 
Appeals that do not conform may not be accepted. If you have any questions about any 
aspect of the appeal process, please contact staff in the Commission district office with 
jurisdiction over the area in question (see the Commission's contact page at 
https ://coastal .ca .gov /contact/#/). 

Note regarding emailed appeals. Please note that emailed appeals are accepted 
ONLY at the general email address for the Coastal Commission district office with 
jurisdiction over the local government in question. For the North Coast district office, the 
email address is NorthCentralCoast@coastal.ca.gov. An appeal emailed to some other 
email address, including a different district's general email address or a staff email 
address, will be rejected. It is the appellant's responsibility to use the correct email 
address, and appellants are encouraged to contact Commission staff with any 
questions. For more information, see the Commission's contact page at 
https://coastal.ca.gov/contact/#/). 

A-2-MAR-21-0045
Exhibit 5 

1 of 23



A-2-MAR-21-0045 
Exhibit 5 

2 of 23



A-2-MAR-21-0045 
Exhibit 5 

3 of 23



A-2-MAR-21-0045 
Exhibit 5 

4 of 23



A-2-MAR-21-0045 
Exhibit 5 

5 of 23



A-2-MAR-21-0045 
Exhibit 5 

6 of 23



A-2-MAR-21-0045 
Exhibit 5 

7 of 23



A-2-MAR-21-0045 
Exhibit 5 

8 of 23



A-2-MAR-21-0045 
Exhibit 5 

9 of 23



A-2-MAR-21-0045 
Exhibit 5 
10 of 23



A-2-MAR-21-0045 
Exhibit 5 
11 of 23



A-2-MAR-21-0045 
Exhibit 5 
12 of 23



A-2-MAR-21-0045 
Exhibit 5 
13 of 23



A-2-MAR-21-0045 
Exhibit 5 
14 of 23



A-2-MAR-21-0045 
Exhibit 5 
15 of 23



A-2-MAR-21-0045 
Exhibit 5 
16 of 23



A-2-MAR-21-0045 
Exhibit 5 
17 of 23



A-2-MAR-21-0045
Exhibit 5 
18 of 23



A-2-MAR-21-0045
Exhibit 5 
19 of 23



A-2-MAR-21-0045 
Exhibit 5 
20 of 23



A-2-MAR-21-0045 
Exhibit 5 
21 of 23



A-2-MAR-21-0045 
Exhibit 5 
22 of 23



A-2-MAR-21-0045 
Exhibit 5 
23 of 23


	31 Wharf Exhibits Cover Page
	Th13a-9-2021-exhibits
	Project Location 31 Wharf
	Project Site Photos
	bcltdowntownsubmittal-full20321sm
	A0.01-SITE PHOTOS
	JLA STAMP-3

	A0.03-(E) SITE PLAN
	1/A0.14
	JLA STAMP-27

	A0.06-(P) LANDSCAPE PLAN
	1/A0.15
	JLA STAMP-25

	A0.07-ROOF PLAN
	JLA STAMP-26
	1/A0.04

	A0.09-EASMENT PLAN
	JLA STAMP-39
	1/A0.18

	A0.10-PERSPECTIVES
	10/A0.08
	55/A0.07
	29/A0.07
	4/A0.07
	JLA STAMP-4

	A0.11-ARBORISTS REPORT
	JLA STAMP-35

	A0.12-MATERIAL BOARD
	JLA STAMP-36

	C1-TITLESHEET
	JLA STAMP-16

	C2-GRADING PLAN
	JLA STAMP-31

	C3-DRAINAGE PLAN
	JLA STAMP-33

	C4-EROSION & SEDIMENT CONTROL PLAN
	JLA STAMP-34

	C5-STORMWATER RUNOFF TREATMENT PLAN
	JLA STAMP-37

	SU1.0-SURVEY
	JLA STAMP-17

	A1.03-FLOOR PLANS
	2/A1.06
	JLA STAMP-6

	A1.04-FLOOR PLANS
	JLA STAMP-19
	2/A1.07

	A1.06-FLOOR PLANS
	JLA STAMP-23
	2/A1.10

	A1.07-FLOOR PLANS
	JLA STAMP-24
	2/A1.12

	A3.01-EXTERIOR ELEVATIONS
	JLA STAMP-8
	2/A3.01
	3/A3.04

	A3.02-EXTERIOR ELEVATIONS
	3/A3.03
	JLA STAMP-28

	A3.03-EXTERIOR ELEVATIONS
	JLA STAMP-30
	1/A3.05
	1/A3.07

	A3.04-EXTERIOR ELEVATIONS
	1/A3.04
	JLA STAMP-29

	A3.05-BUILDING SECTIONS
	1/A3.06
	JLA STAMP-9


	FLAN_31 Wharf Rd (BCLT)
	A-2-MAR-21-0045 Appeal
	31 Wharf Rd_Appeal Form
	31 Wharf Rd Appeal Contentions





