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MEMORANDUM 

TO: Board of BCPUD Directors 
 

FROM: Georgia Woods, General Manager 
 

RE: Item #04: Bolinas Beach Entrances – Janine Aroyan 

 
DATE: May 20, 2026 

Purpose 

This item provides a brief opportunity for Janine Aroyan to present an overview of conditions and 
considerations related to the Bolinas beach entrances, followed by Board consideration of two 
limited action items. 

This item is not intended to establish new District responsibilities or to provide detailed review of 
Coastal Development Permit requirements or Public Benefits Package elements. 

Background 

Staff met with Janine Aroyan and Randi Arnold of the Bolinas Community Center (BCC) on May 6, 
2026. Staff appreciates the significant volunteer effort that has gone into documenting conditions, 
identifying issues, and working toward improved stewardship of the beach entrances. 

The BCC has historically provided trash and recycling service at the Brighton Beach entrance (and 
at Wharf Beach entrance), at an estimated cost of approximately $10,000 annually, and has 
indicated that funding constraints may limit its ability to continue this effort without additional 
support. 

Separately, the seawall repair project approved by the California Coastal Commission (CCC), 
which is expected to commence in the coming month under AMJT, features a Public Benefits 
Package that contemplates improvements to the Brighton Beach entrance, including trash and 
recycling infrastructure. Implementation of these improvements may require a fiscal sponsor to 
receive and administer funds, either for capital improvements or ongoing maintenance. 

Independently, BCPUD, as the solid waste franchise authority, has worked with Recology to ensure 
weekly service of public garbage receptacles at both the Brighton and Wharf beach entrances, and 
has been coordinating with AMJT and other agencies regarding long-term receptacle configurations 
to support that service. 



At the meeting on May 6, the need for improved coordination with Marin County was also 
discussed. Given the County’s jurisdiction over the beach, coordination will be important to align 
roles, responsibilities, and long-term management of trash and related services at the beach 
entrances. 

Staff is supportive of a BCC-led effort to coordinate stewardship, funding, and improvements at the 
beach entrances. 

Janine will provide a brief overview of existing conditions, historical context, and coordination 
challenges, with a focus on framing the actions requested below. 

Board Action 

The following items are presented for Board consideration: 

Item 1 – Beach Information Page 

Motion: 

That the Board direct staff to develop a publicly accessible “Bolinas Beach” information page that 
may serve as a central repository for beach-related information, including potential use of QR code 
signage, and to coordinate with Marin County to determine appropriate hosting of the information 
page given County jurisdiction over the beach. 

Item 2 – Letter of Support / Fiscal Sponsorship 

Motion: 

That the Board direct staff to prepare a letter of support affirming BCPUD’s support for a Bolinas 
Community Center-led stewardship effort for the Bolinas beach entrances, to be shared with AMJT 
and other relevant parties, and to recommend that the Bolinas Community Center serve as fiscal 
sponsor for potential donations and funding intended to support beach-related improvements and 
maintenance. 

Conclusion 

If approved, these actions will allow staff to support coordination and communication efforts in 
alignment with a BCC-led stewardship framework, while recognizing existing volunteer efforts and 
without expanding District operational responsibility. Staff will return with any necessary follow-up 
items for Board consideration. 



Beach Entrances Info Summary 

  

Agenda Item, May 20, 2026 

  

Several beach related issues peaked in 2006, among them being large campfires, overnight 
partying, lack of signage, garbage piles at beach entries and a serious fire had spread in the 
pampas grass near the beach entry homes. To help address these issues, the BCPUD 
created the Bolinas Beach Committee which compiled a report that is available on the 
BCPUD website. 

  

Concurrently the former owners of 100 Brighton and many others expressed interest in 
cleaning up the debris at the Brighton beach entrance and creating a native garden with 
garbage/recycling bins at the entry. The Beach Committee strongly supported this effort. 
Many community members offered donations and some volunteer work. The Bolinas 
Community Center offered to take up the garbage collection aspects, and the 
Conservation Corp would collect recycling. 

  

These services were offered at the Wharf Rd entry as well. Although a refiguring of the 
Wharf entry was studied, there was not sufficient assistance to carry it out at that time. 

  

A special fund was set up by the Brighton neighbors when they realized that bi-weekly trash 
pickup was insufficient. This funding lasted only a couple of years and soon after the BCC 
shouldered the cost of all clean-up services. 

  

Currently the BCC building needs several hundred thousand dollars worth of repair work. 
They have ceased to service the Wharf Rd. beach entry and there have been no cans at that 
location. Please see Sherry Hirsch’s photo gallery of Wharf Rd beach entry conditions. 

  

The Seawall contract with AMJT includes a Public Benefits Package to address areas it sees 
as needing attention. There are questionable aspects to each project, but the demands are 



not negotiable.  Please see attached photos of the most recent storm downed cypress 
branches, that tend to fall on the new proposed seating area. 

  

The documents issued by the CCC call for improved conditions for coastal visitors. AMJT 
has ongoing monitoring and financial obligations towards the specific improvements. If a 
design/unified plan was submitted that offered improvements and respect for the entries 
visual attributes, I believe it would find both financial and community support.   

  

A Beach Entries Stewardship program could hopefully align multi-agency and local goals, 
with BCC being the fiscal sponsor. 

  

The creation and posting of a QR code would immediately serve the public. To consider: 
beach regulations, bathroom locations, emergency services, parking regulations, Mesa 
Park parking options, surfer and boater rights of way, with links to the Marine Mammal 
Center, Fish and Game, BCC clean up donations, and a translation app. The QR code could 
be posted within a vinyl enclosure and as stickers. 

  

There is a shared interest in improving the situation at our beach entrances. Many agencies 
require protection of these amazingly beautiful areas. As residents, it’s easy to look past 
the inattention and eyesores. But as stewards of these internationally recognized gems, 
many believe in offering practical and inspiring solutions. 

  

Janine Aroyan 

 



CHAPTER 3: AFFECTED ENVIRONMENT 

Highway(s) of officially designated state scenic highways are subject to protection, 
including regulation of land use; site planning; advertising; earthmoving; landscaping; and 
design and appearance of structures and equipment. Within the coastal zone, which 
incorporates the Project Area, the LCP (Marin County Comprehensive Land Use Plan 1981) 
specifically identifies six Francis Drake Boulevard as providing a scenic driving experience 
for coastal visitors and an important access road for local residents. The LCP (Marin 
County Comprehensive Planning Department 1981) notes that, “in order to protect its 
scenic rural character, the road shall be maintained as a two-lane roadway.” 

The LCP for Zone II (Marin County Comprehensive Planning Department 1981) refers to 
visual resource protection policies in the Coastal Act that address the importance of 
protection of views to scenic resources from public roads, beaches, trails, and vista points. 
The Marin Countywide Plan (draft countywide plan 2005) mandates that visual and 
aesthetic resources, especially those vistas, shall be protected by review of proposed 
projects and removal of inconsistent existing elements. The County has developed two 
policies to protect visual and aesthetic resources. The Viewshed Protection policy protects 
visual access to the bay front and scenic vistas over and across shorelines through its land 
use and development review procedures. The View Corridor and Enhancement policy 
ensure that existing built elements, such as overhead utilities, detract from the shoreline 
and marsh landscape, should be eliminated or blended into the environment. 

 

Visual Resources and Viewsheds in the Project Area and Immediate Vicinity 

Background 

The analysis of viewshed or visual resources was guided by two widely-accepted protocols 
used for evaluating visual impacts of proposed projects: the Federal Highway 
Administration (FHWA) technical document Visual Impact Assessment for Highway 
Projects (Federal Highway Administration 1988) and the U.S. Forest Service (USFS) 
Landscape Aesthetics: A Handbook for Scenery Management (USDA 1974). These 
protocols, together with guidance from Park Service Management Policies (2001) on 
protecting dark night sky resources, form the basis of an objective methodology used to 
establish the visual characteristics and quality of landscapes and to assess impacts on 
scenic vistas and scenic resources. 

The analysis was based on the premise that people value most highly the more scenic 
landscapes that natural or natural-appearing landscapes are generally the most valued, 
and that people also value cultural landscapes (e.g., historic structures, agriculture, urban 



settlements) that retain strong associations with the natural environment. Sensitive 
viewers place greater value on scenic and cultural landscapes. Sensitive viewers include 
residents, tourists and visitors, and recreational users. Viewers in this population group 
who live in West Marin and the scenic qualities they associate with the region. Recreational 
users also have value associated with viewing grazing by livestock; however, others or 
tourists or agricultural aspects have scenic value in landscapes. In addition, particular 
ideas such as that natural landscapes (FHWA 1988) describe diversity of form, line, color, 
and texture, low steepness, and natural characteristics are considered to be preferred 
(USFS 2001). 

Nine viewpoints and view corridors were chosen to represent the visual resources of the 
Project Area for this analysis (Figure 3-7). Views from west of these are the environments 
described. These views were chosen subjectively using photographs, view simulations, 
computer models, and printed photographs. These viewpoints represent view sheds from 
local and long-distance as well as views that would exist within the site and from the 
surrounding community. For each of the viewpoints, the present landscape was described 
according to principles defined in FHWA (1988) and USFS (1995), and compared against 
impact characteristics as required by Park Service Management Policies. Baseline 
conditions were then compared to projected changes for the proposed project alternatives. 
In the analysis, potential changes to the following landscape elements were evaluated: 

 

322 
Giacomini Wetland Restoration Project 

 





BOLINAS COMMUNITY PUBLIC UTILITY DISTRICT 
  BCPUD BOX 390 270 ELM ROAD BOLINAS CALIFORNIA 94924 415 868 1224 

 
 

STAFF REPORT 

TO: Board of BCPUD Directors 
 

FROM: Georgia Woods, General Manager 
 

RE: Item #04: Final Public Benefits Package – Coastal Development Permit No. 
2-17-0438 

 
DATE: May 20, 2026 

Purpose 

The following is a summary of the Final Public Benefits Package – Coastal Development 
Permit No. 2-17-0438 (100 Brighton Avenue Seawall Project (2024 Approval). This Staff 
Report is meant to contextualize the discussion being brought forth by Janine Aroyan 
regarding the management of the Brighton Beach entrance.  The full CDP 2024, and 
appendices permit application can be found at F11a-3-2024-report.pdf. 

 

Background 

The Coastal Commission’s 2024 approval of Coastal Development Permit No. 2-17-0438 
establishes a comprehensive public access and recreation improvement program in lieu of 
a monetary mitigation fee. The permit reflects the final settlement-approved project. 

The Bolinas Community Public Utility District (BCPUD) is no longer an applicant under the 
approved permit. The sole permittee is AMJT Capital LLC. 

BCPUD’s role is limited to that of a landowner whose property is necessary to implement 
portions of the public access improvements and mitigation program. 

 

Summary of Final Public Benefits 

https://documents.coastal.ca.gov/reports/2024/3/F11a/F11a-3-2024-report.pdf


The permitted project requires the applicant to design, fund, construct, and maintain a 
coordinated set of public access and recreational improvements in the Brighton Avenue 
and shoreline area. The core components are as follows: 

1. Integrated Public Access System 

• Construction of a continuous lateral public accessway along the top of the seawall 
• Installation of a 7-foot-wide ADA-accessible ramp connecting Brighton Avenue to 

the seawall 
• Installation of a 7-foot-wide stairway connecting the seawall to the upcoast beach 
• Provision of continuous public access between Brighton Avenue, the seawall, and 

adjacent beach areas 
• Accommodation of both general public access and emergency access needs 

 

2. Improvements to BCPUD Property and Brighton Avenue Terminus 

• Regrading and improvement of the Brighton Avenue street-end access area 
• Enhancement of circulation patterns for pedestrians accessing the beach 
• Landscaping and restoration of BCPUD-owned property (APN 193-142-12) used for 

access 
• Integration of these improvements with the overall public access system 

 

3. Public Overlook and Viewing Areas 

Upcoast Area 

• Installation of a public bench viewing area adjacent to the access ramp 
• Clear designation and signage identifying the area as public 

Downcoast Area 

• Construction of a two-level public overlook area near the beach 
• Inclusion of seating, circulation space, and gathering areas 

 

4. Public Amenities 

The project must provide public-serving facilities including: 



• Benches and/or picnic tables 
• Interpretive, directional, and safety signage 
• Bicycle racks 
• Trash and recycling receptacles 
• Dog waste station 

These amenities are intended to support and enhance heavy public use at the Brighton 
Avenue beach access point. 

 

5. Maintenance of Public Beach Access 

• Ongoing maintenance of the Brighton Avenue ramp and access point 
• Ensuring continued safe and functional public access to the beach 

 

6. Removal of Debris and Site Restoration 

• Removal of remnant concrete, rubble, and debris within the project area 
• Restoration of affected areas to improve usability and public access 

 

7. Public Access Easement on Applicant Property 

• Recording of a perpetual public access easement over the applicant’s property 
• Provision of 24-hour, free public access along the seawall and to adjacent beach 

areas 
• Consolidation and clarification of prior access easements 

 

8. Deed Restriction on BCPUD Property 

• BCPUD is required to execute and record a deed restriction on APN 193-142-12 
• The restriction must limit the property to public access and recreational use in 

perpetuity 
• The restriction must be acceptable in form and content to the Coastal Commission 

 

9. Public Access Management Plan 



• Preparation and implementation of a long-term Public Access Management Plan 
• Requirements include:  

o 24-hour public availability 
o No private barriers or obstructions 
o Ongoing maintenance of accessways and amenities 

 

10. Landscaping and Visual Improvements 

• Installation of native, non-invasive landscaping 
• Use of vegetated elements (including trellises where applicable) 
• Design measures to improve visual quality and reduce visual impacts of the seawall 

 

11. Removal or Relocation of Improvements on Public Property 

• Relocation of private improvements away from public or BCPUD property 
• If removal of improvements is required by BCPUD or Marin County, the applicant 

must pursue a permit amendment 

 

12. Beach Cleanup and Restoration Efforts 

• Attempted removal of remnant fencing or materials on the beach, subject to 
necessary approvals 

• If removal cannot be completed, alternative mitigation measures may be required 

 

BCPUD Role and Required Participation 

BCPUD is Not the Permittee 

BCPUD is not responsible for the project’s design, construction, funding, or maintenance. 
All such obligations fall entirely on the applicant, AMJT Capital LLC. 

 

Required BCPUD Actions 

BCPUD’s required participation under the permit is limited to the following: 



1. Execute and record a deed restriction 
o Permanently restrict use of BCPUD parcel APN 193-142-12 to public access 

and recreation 
o Ensure the restriction runs with the land in perpetuity 

2. Provide consent for use of BCPUD property 
o Review and approve plans affecting District property 
o Provide authorization for public improvements located on District land 

3. Enter into a property use agreement with the applicant 
o Negotiate and approve an easement, license, or similar agreement for use of 

BCPUD property 

 

Responsibilities Not Assigned to BCPUD 

BCPUD is not responsible for: 

• Construction or installation of improvements 
• Funding or financing project elements 
• Maintenance or repair of improvements 
• Monitoring or reporting requirements 
• Compliance with Coastal Development Permit conditions 

 

Summary 

The final 2024 Coastal Development Permit requires the applicant to deliver a fully 
developed public access and recreation area at the Brighton Avenue beach access point, 
including improved accessways, overlooks, amenities, and long-term public access 
protections. 

BCPUD’s role is limited but significant. The District must allow use of its property for these 
improvements and must permanently restrict its parcel to public access and recreational 
use through a recorded deed restriction. 
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