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Spanning over 14.5 acres and approximately 2,000 feet of San Francisco Bay shoreline, this
extraordinary parcel of prime undeveloped waterfront land within minutes to downtown Tiburon and

the Golden Gate Bridge provides an offering unprecedented in recent history. Having changed ownership only once in the
past 100 years, this forested and entirely private estate site is now fully entitled, with approved plans for a 15,000± sq. ft.
main residence, situated on the Bluff’s point, a 2,200± sq. ft. separate guest quarters and a 700± sq. ft. caretaker’s cottage.
This rare opportunity offers the largest remaining undeveloped residential waterfront parcel in Marin County and possibly
the entire San Francisco Bay Area. Extremely private and serene, with up-close water views and sandy beaches, this is the

$24,000,000

last and only waterfront parcel of this size and entitlements.
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ARCHITECTURAL RENDERINGS

2800 PARADISE DRIVE
TIBURON, CA 94920

Bluff Point Estate Site
TIBURON

ARCHITECT
Larry Booth and Christopher Guido of BOOTH
HANSEN in Chicago are the architects behind the
project. In addition to a very small number of very highend private residences BOOTH HANSEN are designing
a number of public buildings.
The Bluff Point Estate is planned for only 3 structures to
preserve the natural beauty of the land and shoreline.

Front of Main House

Statitics:
Main House: 16,000 sq.ft
Guest House: 2,200 sq.ft
Caretakers house: 720 sq.ft
Size: 14.5 acres
Shoreline: +2100 feet
Max elevation: 178 ft above mean high tide waterline.

PROJECT DESCRIPTION
1.1 Project Location:
The Bluff Point residential development is located on
t h e s o u t h - e a s t s i d e o f T i b u r o n Pe n i n s u l a ,
approximately six miles east of the US 101 Tiburon
Boulevard interchange. The property is 14.73 acres,
irregularly shaped and located east on Paradise Drive
along the shoreline of San Francisco Bay at the east
side of Bluff Point. The property is located in
unincorporated Marin County. The unique shoreline and
property 100 feet landward from the Mean High Water
Line of San Francisco Bay is located within the Bay
Conservation Development Commission jurisdictional
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View From Pool of Main House
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Guest House

Side Buildings

Guest House

Side Buildings

boundary. In order to respect the shoreline and upland
resources the proposed plan avoids any disturbance,
road and building construction, within the BCDC
shoreline jurisdiction.

building, and extensive landscaped gardens. To the
west and south lies the 30+ acre Keil Estate which
contains a large main home and various scattered
residential buildings, a freshwater pond and extensive
historic landscaped gardens. Further west, across
Paradise Drive, lays 110+ acre Martha Company which
is designated for development of 43 estate lots. Finally,
the Romberg Center, a research and educational center
located on the shoreline of the Bay, is located a few
hundred yards north of the subject property on the
down sloped side of Paradise Drive.

1.2 Site Access:
Existing site access gate is located on Paradise Drive at
an opening in an existing chain link fence near the
northern boundary of the Keil property. The plan
proposes detailed vehicle access and parking
improvements in accordance with standards of the
Marin County Public Works Department. All proposed
vehicle parking is located on-site and is positioned to be
screened and out of view of any off-site neighbors and
the public using the public roadway, Paradise Drive.
1.3 Surrounding Land Uses:
Surrounding land uses include very low density, largelot residential estate properties. The east boundary and
south tip of the property boarders on San Francisco
Bay. To the immediate north lies the 8+ acres Drever
Estate which contains a large home (+10,944 sq ft) and
accessory uses includes a 10 car garage structure, a
shoreline beach house, a pool cabana/gym recreational

The project is designed to be a world class super low
density single owner residential estate lot development.
The project includes up to 3 dwellings in three
detached buildings on one individual 14.73 acre parcel.
The ultimate density yield sought is one dwelling per
4.9 acres. Other recently approved projects in the
Tiburon area range from one dwelling unit to 20,000 sq
ft to 140,000 square feet (3.2 acres) per dwelling unit.
The proposed project far exceeds the average lot size
standards of any recent development in the Paradise
Drive area. Typically lot sizes in the area range from
21,275 sq ft to 57,250 sq ft, for example in the Ring
Mountain subdivision created in the 1980’s.
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Clearly, the super low density of the Bluff Point project
far exceeds the standards of the surrounding estates,
more distant residential community and the goals,
objectives and regulations of the County of Marin
planning and zoning.
1.4 Site Characteristics:
The site is vacant of buildings, entirely fenced in, and is
developed with a dirt fire access road. Minor temporary
improvements to the fire access road have been made to
provide access for shoreline erosion control and drainage
improvements constructed in accordance with an erosion
control plan and shoreline restoration permit approved by
BCDC.
The majority of the property is located northeast facing
slope which tends downhill towards the Bay from the
highest elevation along the western property boundary.
Several small pocket beaches, fully submerged at high
tide, exist along the property shoreline and are
completely protected from disturbance by the
proposed project and the BCDC rules. The terrain is
varied and includes moderate slopes with flatter areas
on the southern one-third of the property. On-site
elevations range from sea level at the shoreline Mean
High Water Line to +178 feet.
The proposed project preserves the privacy between
adjacent neighbors and the rural woodland character and
scenic views of the Bluff Point from the Bay waters. The
fact is the project sponsor and his team selected building
sites and road alignment with the least damaging area on
the site, well above the shoreline band. The building
placements and road alignment have been carefully and
painstakingly selected to use areas already disturbed (dirt
road / fire access road), to avoid removal of native trees
where possible, avoid potential visual impacts, and to
preserve and protect the unique shoreline and rural
wooded ridgeline scenic qualities of the site.
1.5 Geology and Hydrology:
T he p r incipa l ge olo gi c a l c on str a ints to site
development are in the presence of debris flows and
soil slide deposits. The site is only moderately
constrained due to the presence of debris flows and
conditions that can be mitigated through grading and
drainage repairs. Some of these repairs have been
made as a part of a shoreline restoration and erosion
control plan recently approved by BCDC. The principal
hydrological constraints to development to of the
property are the on-site presence of erodible colluvial
soils and ephemeral drainage. The property owner has
proven his intention to be an excellent steward of the
property by making significant site drainage and soil

erosion repairs to minimize soil erosion, stabilize
existing natural drainage channels contributing to Bay
water quality impacts. Site stabilization of on-site
natural channels, soil erosion and site drainages have
been repaired in accordance with best practices for
storm water management.
Many of the geologic and hydrologic repairs
recommended in a detailed Final Environmental
Assessment for the property, prepared by NicholsBerman Environmental Planning Consultants, April 2006
have been completed. Due to these improvements and
repairs soil erosion and San Francisco Bay water quality
impacts that exist on-site today, prior to any residential
development ,will be significantly reduced and bay water
quality have been substantially improved.
1.6 Vegetation and Wildlife:
The principle sensitive biological resources that pose
constraint to development include native oak/bay
woodland, native coastal scrub, native bunchgrass and
rocky shoreline/ open water. Areas of non-native pine/
eucalyptus forest, non-native grass grassland, and
inland areas of coastal scrub are of relative less value
than native communities. No special plant or animal
species have been reported or observed on-site as a
result of several studies of the property.
Seasonal construction times and very limited tree
removal is planned to avoid any potential significant
impact on habitats. The plan proposes to avoid any
road or building development in sensitive native oak/
baywood lands. Native oak and bay woodland areas
identified on the property are being avoided to the
maximum extent feasible. Tree trunk locations and
canopy boundaries, tree species and health have been
clearly sur veyed and mapped. The proposed
improvements for residential development have been
carefully located to avoid removal of native trees where
possible, and where trees are being removed the
project includes design mitigation as follows.
Tree Removal: Jim Catlin, Landscape Architect, Plan
Sheet L2.0 shows that only 22 native tree species are
p rop ose d fo r re mova l to ac c ommodate site
development including driveway, parking, defensible
space for fire protection, and three buildings. Over half
of the 22 trees being removed are identified as potential
fire hazards. The landscape planting plan (See Jim
Catlin Plans, Sheets L2.0, and L2.1 and L2.2) include
project design mitigation as follows:
22 Native Trees – native trees being removed will be
replaced with 1:1 ratio for a total replanting of 22 new
native trees. The site has so many existing trees, and
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given the lessons of the 1997 Southern California fires
and the extensive interaction with the TFPD Fire
Marshall, planting of more than 1:1 replacement of new
trees has been selected to avoid adding additional fire
fuel load.
Overall, the plan mitigation for loss of 22 native trees
results in the planting of 22 new native trees. A full site
landscape planting plan for tree replacement and site
landscaping around the proposed driveway, entry,
parking and buildings has been prepared by James
Catlin, Landscape Architect, and is submitted as a part
of the project design. Stands of native grasslands and
coastal scrub along the bluff top are avoided to the
maximum extent feasible.
Two (2) septic leach fields have been very carefully
located where soils will perk for septic flows. The
system locations are underground and are located in
the oak and bay woodlands. The exact size of the
systems has been carefully designed and located to
avoid tree loss. Septic leach field locations have been
selected to avoid any tree removal and the potential for
ground water impacts on surrounding trees has been
completely studied.
Results of septic system and tree impact studies found
that impacts on roots of trees surrounding the septic
system and leach field will be minimal and will not
adversely impact the health of the individual trees and/
or the woodland generally. Please see Exhibit C
Addendum Booklet for a detailed assessment of the
potential impacts of the septic system and construction
on the existing oak and bay woodland. Permits for the
planned septic system development have been review
and approved by the Marin County Environmental
Health Services agency.
The residential access driveway has been substantially
located within the limits of grading established for the
existing bench cut /fire road in such a way that minimal
tree removal and grading is needed. Every effort is
made to avoid, where possible, and minimize to the
maximum extent feasible any and all impacts on site
biological resources.
1.7 Wildfire Hazard and Site Access:
The area of non-native pine/eucalyptus forest located
on the southern half of the site and along the western
boundary represents the highest fire risk. (See
“Composite Constraints Mapping, source Marin County
Final Environmental Assessment completed April 2006)
However, over the past several weeks the project
sponsors have been working closely with the Tiburon
Fire Protection District ( TFPD) to implement a

vegetation management plan to reduce fire hazards
and provide defensible space.
The project application was withdrawn while this work
was underway and it has been confirmed by the Fire
Marshal in his letter of May 6, 2008, (See Exhibit D – in
the adde ndum booklet.) that the ve getation
management plan efforts have improved buffers
between properties and substantially reduced fire
hazards on the property. Future development of the
property will require continued compliance with
Tiburon Fire Protection District ordinances and
management standards related to Defensible Space
Zones where additional fuel modification, setbacks,
vegetation management and emergency vehicle access
is mandated and planned as a part of the project
development. (See Exhibit E for further details on
vegetation management and Exhibit A for details on
water supply and flow for fire protection on the site.)
The project sponsor has managed the fire hazards on
the property for the past several years by working in
concert with the TFPD to maintain defensible spaces,
manage fuel loads, and maintain fire truck access.
Although substantial work has been done the proposed
plans include improved fire vehicle access, improved
water availability for fire suppression, and a detailed
vegetation fire management plan. The fire management
plan includes standards for defensible space
management, and maintenance and management of
the on-site woodlands. Where new planting is
proposed the use of non-flammable plant materials is
planned. All elements of the plan are designed to meet
or exceed the highest standards of the Tiburon Fire
Protection District while balancing the preservation and
protection of the site native woodlands that distinguish
it in the community as private scenic rural property.
1.8 Project Components:
The Project includes underground utility extensions of
public water, electricity, and phone and cable service.
The plan includes development of a new underground
state of the art septic system and leach fields.
Redevelopment of an existing graded fire road bench is
planned to accommodate a new driveway to the
proposed main house and accessory buildings. The
new driveway has been designed to substantially meet
the County code standards and to provide for
emergency service vehicle access, it includes auto
turnouts, parking, and emergency service vehicle fire
truck turnaround at the end of the driveway.
The redevelopment of the existing dirt fire road access
was selected to avoid site disturbance and minimize
the needed grading. Details of the road redevelopment,
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utilities plan, tree removal, driveway profiles are
contained in the plans prepared by CSW Civil
Engineers (See CSW revised Plan Sheets C-5 through
C-14) and are consistent with County and Tiburon Fire
Protection District codes. The underground utility
locations and new driveway design have been carefully
located and aligned to minimize site grading and
excavation, avoid tree impacts, and to preserve and
protect to the maximum extent feasible the natural
contours of the land and the existing vegetation.
Additionally, the building locations are very carefully
selected to limit removal or native trees, limit grading,
and minimize visual impacts from sensitive view angles
(as defined in the EA). (See BoothHansen Architect Plan
Sheet A104 for visual simulations photos and Exhibit B
for the scope of work and specifications for the Digital
Terrain Model and photo preparations.)
Overall, each project component has been carefully
located on the site to preserve and protect the site
topography, views and rural wooded character of the
property while still permitting a balanced residential
use. The plan is designed to strictly comply with
Count y land use policy, zoning re gulations,
environmental quality standards and to the highest
health and safety standards. Tree removal has been
limited to a total of 22 native trees and with a planned
replacement of 22 new native trees. Removal of native
trees and 1:1 ratio for tree replacement is proposed to
meet fire safety standards specified in the Defensible
Space requirements and to permit buildings, parking
and driveway location. The development is clustered at
the upper reaches of the property away from the Bay
shoreline. Site grading has been limited to areas
already disturbed and all excavation, driveway &
building cut and fill will be balanced on-site with no
earth export or off-haul is proposed.
1.9 Underground Utilities:
Currently existing public utilities, water, electricity,
phone and cable TV services are provided at the
Paradise Drive road frontage of the property. Water
service will be expanded off-site to provide fire flow
service to the site with 1900 gallons per minute at 20
psi. The project plan is to bring all of the utility service
to the proposed buildings in an underground trench.
The utility trenching will be located within the new
driveway alignment. This design mitigation ensures that
no additional site construction disturbance, with the
exception of the on-site sewage disposal system
development, will extend beyond the limits of the
redevelopment of the existing dirt fire road. MMWD has
confirmed that a sufficient water flow can be supplied
to the property to support the fire safety standard

requirements for the buildings of the size and types
planned and to provide water supply for wild land fire
management.
As noted above, the on-site sewage disposal tanks,
leach field have been located in areas where
appropriate soils perk locations were found. The septic
tanks and leach fields have been very carefully
designed and located with appropriate set backs that
will avoid impacts on existing woodlands. A consulting
arborist has confirmed that the leach field locations and
their construction and future operations will not have a
significant adverse impact on the continued growth and
health of the surrounding woodlands. (See Exhibit C in
the addendum booklet for details.) The system design
is state of the art and includes design standards that
will mitigate any and all potential adverse impacts on
ground water quality.
Sewage collection pipelines have been carefully aligned to
avoid impacts on existing trees and sensitive biological
resources. All pipeline trenching will be hand dug to avoid
grading impacts on tree roots and to preserve of the
proposed topography to the maximum extent feasible.
The sewage disposal system operation will be maintained
to the highest standards and best management practices
prescribed by the County of Marin Environmental Health
and the California Regional Water Quality Control Board.
There is no evidence to suggest that the underground
utilities proposed for the project will result in any potential
significant physical adverse impact on views, grading,
vegetation, geology, and/or water quality.
1.10 Redevelopment of Existing Dirt Fire Access:
The existing fire road is a graded bench cut constructed
on the property many years ago. The graded bench cut
extends from the access point on Paradise Drive
frontage with a width ranging from 10 to 15 feet and a
length of about 1,200 linear feet. About 300 feet into the
property from the Paradise Drive road frontage the dirt
access road is graded in a loop around existing pine
trees. The road starts at elevation 8.5 and extends about
1,200 lineal feet to elevation 135, maintaining an average
slope of (<18 %). The plan is to widen the Paradise Drive
access point to substantially improve sight distance and
vehicle safety at the intersection of the new driveway
and the Paradise Drive frontage road. See Exhibit F in
the addendum booklet for details of a geologic study of
the proposed sight improvement grading proposed. The
driveway would follow the upper side of the existing fire
access loop and generally follow the alignment of the
existing graded dirt access to the end or about 1,200
feet.
The new driveway will continue to be gated at the site
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entry for privacy and security. The gate setback and
entry design provide more than ample area for autos
and trucks to pull completely off of the paved travel
way of Paradise Drive. Because the driveway will serve
three dwellings the County Code requires a 16 foot
width and vehicle turnouts for autos and fire trucks to
pass in case of an emergency. To minimize grading and
tree impacts guest parking for the caretakers house
and the guest house are also planned to be located
directly off of the newly aligned driveway. The driveway
would end in a 30 foot radius fire truck turn around at
the entry of the main house. The acreage of probable
site disturbance has been estimated to be 1.51 acres
for the entire project. The driveway plan results in
grading limited to 533 cubic yards of cut and about 990
cubic yards of fill. Additional fill material, resulting from
building cuts will be used to lift the driveway elevations
if needed and to provide landscape fill. The driveway
surface would be paved with all weather pervious
material and be passable for fire truck/autos and
provide emergency vehicle access virtually at the
south-end of Bluff Point.
The driveway surface will be selected to minimize water
run-off and avoid drainage impacts on the surrounding land
surfaces. The driveway, in addition to providing access to
the new main house will provide substantial public benefit
by providing emergency service access and fire protection
for open woodlands on site and open wild and woodlands
lands to the west. Grading for the driveway, cut and fill
quantities can be found on CSW Plan Sheets C-3 and in
Sheets C-5 thorough C-9.
As noted above, portions of the existing fire road has
been temporarily enhanced to allow access for
construction of the BCDC erosion mitigation measures
to be completed. All of the areas disturbed will be
re-contoured and restored to its original topography.
Sections of the existing fire road will be maintained with
texture matting and erosion control measures have
been designed to permit for maintenance of existing
erosion control measures. Terms of the BCDC permit
granted earlier for the erosion control repairs and water
quality improvements mandates a perpetual obligation
to maintain the improvements.
1.11 Guest House “C”:
The plan includes a guest house building to be located
about 300 feet from the Paradise Drive road access
point. The guest house would be located generally on
the already disturbed area where the existing dirt fire
road bench cut loop ends, at approximately elevation
120. The building location was selected to minimize site
disturbance by using the existing bench cut.
Additionally the location also provides an opportunity

to use the natural site topography and tree canopy for
screening the building from visibility from Paradise
Drive as well as from all homes along the shoreline
north from the site. The building would be two floors
with approximately 1,200 sq ft on the lower floor and
950 sq ft on the upper floor for a total gross sq footage
of 2,150 sq ft. The plan includes 2 bedrooms and 2
bathrooms on the lower floor and living, dining and wet
bar area on the upper floor. At this time the floor plan
has been modified to eliminate the “kitchen” (See Plan
Sheet A201 – which shows the kitchen removed from
the floor plan.)
The building would not exceed a height of 15 feet
above and natural grade of the land and the lower floor
would be cut into the upslope hillside to screen
apparent bulk, mass and height. The building mass and
bulk is also modulated with floor plans off-set. This
design mitigation creates interest and further avoids
building bulk, mass, and mitigates potential visibility of
the building from off-site in the Bay waters and from
Paradise Drive. The building design includes a curved
roof line to blend with the curvilinear ground contours.
Exterior colors and materials have been carefully
selected, California quarried field stone veneer walls,
zinc seamed roof, and hardwood windows, to blend the
building seamlessly with the surrounding environment
including the grasslands, shoreline rocks, and woods.
Again, the building location was selected to minimize
disturbed area, avoid tree loss, and minimize grading
and to avoid potential visual impacts from Paradise
Drive and minimize off-site Bay water views. One tree is
planned for removal to accommodate the Guest House,
and the grading is limited to 439 cubic yards of cut. The
location was also selected to preserve privacy for
neighbor property adjoining the site. (See BoothHansen
Architectural Plans – Guest House “C”, Sheets A201
and 202 for details)
1.12 Caretakers House “B”:
Clustered with the Guest House is a proposed
Caretakers House (CH). The Caretakers House is also
generally located on ground area already previously
disturbed by the historic development of the existing
dirt fire road. The CH is aligned with the drive way, and
clustered behind the Guest House to screen it from offsite views on Paradise drive. The building was located
in an area where site disturbance would be minimized.
Two trees are planned for removal to accommodate the
CH and the grading is limited to 37 cubic yards of cut.
The CH is a modest sized self contained dwelling unit
designed to be affordable housing for use by an on-site
staff or caretaker. The unit would be a one story 720 sq
ft building with a kitchen, bathroom, and one bedroom
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and living quarters. The building would not exceed a
height of 15 feet above grade and highest point of the
curved roofline would not exceed elevation 156. The
building bulk and mass is minimized and the building
roof design is curve linear to complement and be
consistent with the sloping site topography and the
Guest House architecture. The building materials for
both the Guest House and the Caretakers house are
the same; veneer field stone walls, zinc seamed roof
and hardwood windows.
Again, this building location was selected to minimize
tree loss, avoid excessive grading and to preserve and
protect rural residential views from off-site Bay waters
and Paradise Drive. The location was also selected to
maintain neighborhood privacy. (See BoothHansen
Architectural Plans – Caretakers House “B” Sheets
A301 and A302)
1.13 Main House “A”:
The Main House (MH) planned for the property would
be located at the end of the redeveloped dirt fire road
about 1,200 feet away from the Paradise Driveway
entry. The site for the main house was selected to
provide for maximum screening of the house from the
San Francisco Bay, Paradise Drive, neighbors, and for
maximum privacy and security, a key goal of the project
sponsor. The location is a relatively flat knoll with nonnative grassland and inland native coastal scrub. The
main house location, like the location of the Guest
House and the Caretakers house is located along the
general alignment of the existing dirt fire road bench
cut. Again the approach is to minimize ground
disturbance of the property, avoid loss of native trees
and avoid visual impacts. The road and building site
areas are generally already disturbed by historic
grading for fire access. Two native trees are planned for
removal to accommodate the main house and fire
turnaround and grading is limited to net 3,060 cubic
yards of cut. The site avoids sensitive biological
resources, geologic, and hydrologic constraints found
at other locations on the site.
The main house would be located in an area
designated in the property environmental assessment
as potential visual constraint because of the knoll
elevation. The potential concern focuses on the
assumption that development at this location maybe
visible from the Bay waters close to the main ridgeline.
However, the MH location is at approximately elevation
136, generally the high point of contour where the
existing dirt fire road terminates. The highest elevation
at the western property boundary is shared with the
neighboring land and extents to a visually prominent
wooded ridge visible from SF Bay waters.

The wooded ridge line on subject property reaches a
maximum elevation of about 178. Accordingly, the main
house footprint is located about 42 feet below the high
point of the wooded ridgeline and approximately 100
feet below the tree canopies on the ridgeline. Photo
simulations have been prepared and the results show
that the location of the proposed MH at the site
selected will be virtually in-evident from the open water
view specified as significant in the EA (via ferry service).
(Please See Plan Sheet A104 for photos and Exhibit B
in the attached addendum booklet for specifications for
the preparation of the visual analysis.)
The house is fitted carefully into the hillside using the
dirt fire road and surrounding disturbed area and is
basically a one story building with a basement
screened from San Francisco Bay view by hillside
Coastal Oaks and nearby mature non-native trees.
Except in one corner of the basement where the lower
level façade is above grade the building maintains an
average height of 25 feet above grade.
The selected building site is located as far toward the
western property boundary as is feasible but below the
wooded ridge on adjacent property. The site was
selected in order to maintain maximum feasible tree
protection of the Coastal Oaks, minimize the view
impact from the water, provide a Defensible Space for
fire protection, while providing a reasonable side yard
from the neighboring property line to the west. The site
is surrounded by trees on the down slope, up slope
and on the north and south elevations. Accordingly, the
existing vegetation surrounds the building site
screening it from the Bay water views.
Secondly, rather than to rely totally on use of existing
and proposed vegetation for screening the building
architecture, land topography and contours have also
been used to minimize off-site views in to the building.
The use of the site contour and natural topography
allows the building lower level to fit, into the naturally
contoured land form. Already the building is located
below the visual prominence of the Bluff Point ridge
located on adjacent Keil proper ty. Use of the
topography, fitting the building into the site land form
on the east side of the Point provides substantial
screening of the building from off-site Bay water
locations looking east.
This design mitigation, fitting the house lower level into
the hillside, also substantially screens the building from
views north to south and south to north leaving only the
eastern elevation of the building significantly above
natural grade. The east elevation faces the down slope
side of the property. By maintaining a large wooded
open space surrounding the house below the east
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elevation views of the house are also substantially
reduced. The entire building envelope is surrounded by
large mature trees and views of the building elevations
from the north, south, east and west have been
mitigated to less than significant. Moreover, there are no
neighboring homes within approximately a 1/4 mile
distance from the proposed main house. Building
elevations from the East and West show the building well
below the maximum height of 30 feet from grade and
over all only very small portions of the building on the
east and west elevations read over 20 feet from grade
because of building design mitigations.

1.14 No Land Subdivision:

A significant portion of the building, the lower level
(about 9,750 sq ft) leaves floor area for storage, vehicle
parking, and mechanical space. The lower floor has
covered parking for up to 4 vehicles and less than half
of the space would be habitable for residential use with
4 bedrooms and 4 baths. The main ground level of the
house is about 6,780 sq ft of habitable floor space and
includes living and dinning area, family room, two
studies, a library, exercise room kitchen and a master
bedroom. The total livable area of the main house is
smaller than the main residence on the adjacent and
smaller 8+ acres Drever Estate. The house design
includes a terrace garden, swimming pool, and
photovoltaic renewable energy (solar) collection area,
entry and entry art gallery.

The current zoning for the majority of the property is PR
(Planned Residential, 1 unit per 1-10 acres) and under
the current and proposed Countywide Plan land use
designation is SF (Single Family, 4-7 units per acre).
The proposed project includes up to three dwelling
units with three distinct building sizes and types; 720
sq foot Caretakers house, 2150 sq ft accessory
building designed for use as a Guest House which at
this time does not include a kitchen and +- 16,000 sq
foot Main house. All 3 buildings planned would be built
on one 14.73 + acre site held in one ownership.
Because there is no plan to subdivide the property this
project shall be described as a Single Family
Residential development with a detached main house
and two accessory buildings. At this time only one of
the planned accessory buildings, the Caretakers
second unit, qualifies as a “dwelling”. Nevertheless, the
density of up to 3 units to land area yields the largest
lot area, 4.9 acres, per dwelling of any surrounding
estate lot or single family residential lot development in
the vicinity.

Building roof lines are curved to fit the building form to the
surrounding land contours and the building forms have
been modulated to reduce apparent visual bulk, mass and
height. The building will be surrounded by a lager expanse
of private open space that is wooded. Mature native trees
within the private open space reach in some cases 30 feet
in height for the Coastal Oaks and up to 100 feet for the
mature Monterrey Pies and up to 130 feet for the
remaining Eucalyptus trees. The building exterior
materials and colors are selected to be compatible and
complement those of the other two buildings planned for
the site. The building will include California quarried field
stone veneer walls in earth colors, wood windows, and
zinc standing seam roof. The building colors and materials
are selected to blend the main house with the grassland
and woodland colors, forms and texture.
The main house construction, and that of the other two
buildings, will be extremely energy efficient and can
meet or exceed the Marin County Green Building
Platinum standards. The plan is to incorporate green
building design criteria for all of the site buildings. The
main house for example includes a Photo Voltaic solar
terrace, landscaped court yard with xeroscape
planting. (See BoothHansen Architectural Plans, Sheets
A101, A101a, A102,A103 for Main House “A” details)

As noted above, the large lot super low density
residential estate development proposed for Bluff Point
far exceeds the planned density standards of the Marin
Countywide general plan policies and regulations.
Previous studies of the development potential for the
property indicated the site could support development
of up to 14 homes (Martha Company DEIR, Nichols
Berman 1996). New Countywide Plan standards for
2007 have not changed the governing land use and
development policies that apply to the property.

1.15 Private Open Space:
This unique single family residential estate lot
development permits one responsible owner to hold all
of the property in one land ownership. The single
ownership provides for maximum security, privacy,
careful land stewardship, and best practices property
management. The project is planned as a private
residential estate for a single owner to ensure that the
property will be carefully managed for consistency and
compatibility with the established environmental quality
of the land. The plan ensures that the site will continue
to be managed in accordance with the established rural
character of the neighborhood.
Because only about 35,000 sq ft of land area is
occupied by roads & parking (20,000 sq ft), septic,
utilities (2,500 sq ft) and the proposed 3 buildings (main
house 10,000 sq ft, GH 1,500 sq ft, , CT 1,000 sq ft)
over 95% of the land, 14 acres, remains un- developed.
This project plan has a very light footprint on the 14,73
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acre site. It leaves about 14 acres open for private open
space and scenic views Within the private open space
one owner would be responsible to preserve and
protect unique shoreline and upland wooded hillsides.
These preserved private open space areas provide
oak/bay woodland habitat preservation, off site and
on-site scenic views and maintenance of the property
in a rural wooded character which has been important
in establishing the beautiful character of the
surrounding community. The plan also preserves the
scenic rural quality of the Bluff Point while allowing a
balance of residential estate use. The plan is consistent
with the goals and objectives of the governing land use
policy , environmental protection quality goals,
objectives and policies of the Countywide Plan. Project
plans strictly comply with the development standards
and zoning regulations and the stated desires of the
surrounding community while still meeting the goals
and objectives of the project sponsor.
1.16 Summary of the Projects Goals:
• B alance to the maximum feasible environmental
protection with low density residential development.
• Provide maximum security, privacy, convenience, and
residential estate use and enjoyment of private
property.
• Maintain a super low density (one dwelling unit per 4.9
acres) with a variation in unit types consistent with the
immediately surrounding estates and governing
policies and regulations of the County of Marin.
• Avoid or minimize site disturbance; tree loss, grading
and drainage by use of existing graded and excavated
dirt fire road and natural drainages to the maximum
extent feasible.
• Develop safe vehicle access for private auto ingress
and egress and emergency service vehicles at

Paradise Drive and access to maintain shore line
erosion repairs in accordance with BCDC permits.
•T
 o preserve, protect and maintain the shoreline bluffs
and beaches with shoreline control erosion and best
management practices for land stewardship.
• Preserve and protect wooded hillsides and oak/bay
woodlands.
• Provide emergency service vehicle access, water
supply, and fire protection facilities to allow protection
of large lot rural residential ownership where urban
and wildlife resources and residential development
interface.
•P
 rovide a mix of dwelling sizes and types needed to
support an estate lot single family residential use
including one low income housing unit for a caretaker
maintained as affordable by it size limit.
• Locate buildings, roads, parking and utilities on less
than 5% of the land area avoiding privacy impacts on
neighbors, avoid visual impacts on defined sensitive
public views, and to preserve private open space
including sensitive biological, shoreline, and marine
resources.
• Provide an estate lot development consistent and
compatible with land uses surrounding the property
and to preserve and protect the scenic beauty and
rural woodland character of the Bluff Point property.
• O btain approvals for development of an estate lot
residential use that provides maximum privacy,
security, convenience and beauty and to create a
world class single owner residential estate, with a
16,000+ sq. ft. main building, which reflects its time
and place, for use and enjoyment of the property
owners consistent with what other property owners in
the immediate vicinity enjoy.
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ENVIRONMENTAL HIGHLIGHTS
A New Level of Green
By combining land and water stewardship practices with
a truly progressive green building philosophy and building standards, this project results in carbon neutral construction and “NetZero” carbon neutral operation. The
radical reduction of the overall environmental footprint
of this project sets a new and progressive green benchmark in Marin County.
San Francisco Bay Stewardship
• A massive undertaking of shoreline erosion mitigation
has been implemented under a BCDC permit to prevent shoreline erosion and sediment from impacting
the Bay water quality.
• In order to protect the shoreline, the project avoids
any road and building construction within the 100-foot
landward Bay Conservation Development Commission
jurisdictional boundary.
Land Stewardship & Habitat Restoration
• Prior to the devastating fire on Angel Island, the property owner had the foresight to work with the local fire
district on a fuel reduction program in order to improve
the safety of the surrounding community. Over 100
non-native, fire prone trees (of which a large portion
were eucalyptus), dead trees and brush were removed.
• The fire management program is also part of a longterm plan to restore the habitat, replacing non-native
trees as they die off, mostly with native coastal oaks
that will be planted ahead of time as part of the project.
• A large amount of non-native Scotch Broom (Cytisus Scoparious) has been removed from a prominent
meadow adjacent to Paradise Drive, making room for
natural grassland.
• Using the latest approved technology, two septic drainage fields have been designed to a very high standard,
resulting in eliminating the need to remove a single
tree. It will have absolute minimal impact on the native trees due to the advanced filtration and wastewater
dispensing design.
• The project is designed with ultra low density in mind:
a single-owner estate with ancillary buildings on 14.73
acres.
• All utilities will be placed underground to make them
invisible.
• Already disturbed areas will be re-used for the final

driveway location and residence placement.
•A
 ll the buildings are placed intelligently on the property,
rendering them effectively invisible from any point on
land in Marin County.
•9
 5% of the property (14 acres) will remain undeveloped, as private, open space.
•B
 ecause of the use of non-flammable, exterior construction materials, the vegetation fire setback requirements are reduced, thus decreasing impact to the existing vegetation on the site.
•A
 deed restriction will be put in place. No future subdivision of the property will be possible.
Green Building Philosophy
•A
 total life cycle, ecological footprint management philosophy has been adopted for the project. This is a
more comprehensive approach than current standards
that primarily focus on the first two phases of the life
cycle: construction and operation. In this project the
third phase, decommissioning and reconstructing has
been considered as well.
•T
 o avoid having to rebuild every 50 years, which is typical with current building standards, the main building
is built to a commercial Class-2 standard. This should
give the building a life of at least three times longer
than that of a conventional building, thus significantly
reducing the total life cycle, ecological footprint.
Green Building Standards
•A
 ll three buildings will be built to the current MCDA
Green Building Residential Standard, Platinum Rating.
• In addition all three buildings will be built to the not
yet enacted, Marin County “Unified Green Building
Ordinance (U.G.B.O)” standards, which utilize a third
party verification system of Build-It-Green (B.I.G.,)
aptly named “Green Point Rated.” This is a stringent,
comprehensive approach to green building that is far
reaching and one of the most respected residential
Green Building Programs available. The New U.G.B.O.
standards also focus directly on reducing energy consumption by requiring a percentage of performance
better than the current title 24 code.
•F
 urther, the main house will adopt a number of features
from the most progressive of all, still emerging, “Passive House Standard” as described below. Under this
progressive approach, this residence would be among
the most energy efficient homes in America, focusing
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first on reducing the need for energy by creating a super insulated and air tight building envelope, then supplying the reduced energy needed with high efficiency
solar photo voltaics and thermal solar panels achieving
a “NetZero” home.

building and directed in the south-east direction, rather
than a typical southerly direction, to assist heating the
building in the early part of the day in the winter. This
avoids overheating the building in the middle of the day
in the summer.

Building Construction (Carbon Neutral Construction)

•H
 igh performance triple glazed windows systems.

• Carbon neutral construction by using a state of the art
proprietary method of determining the carbon footprint
and size of the carbon offsets.

• “ Super-insulation” construction system.

Building Energy Use (Carbon Neutral Operation)

•E
 nergy recovery ventilation system (heat exchanger).

• The operation of the building will come from three
100% renewable sources. First, it will use renewable
energy from a grid connected Photovoltaic System that
is integrated in the main building’s PV (solar) trellis architectural feature (BIPV). Second, it will use a conventional solar thermal hot water system that is integrated
in the main building. Lastly, it will rely on the purchase
of 100% renewable energy, as soon as it is offered to
property owners in the County, through the Marin Energy Authority (MEA) under the “DEEP GREEN” program.

•U
 se of LED lighting to preserve energy and eliminate
waste heat sources.

• The Main building will be a “Net Zero” building, which
means that it will produce the same amount of energy
as it consumes over a one-year cycle. The energy consumed by the building over a certain time period is locally produced (on site).
• Some examples of energy conservation features of
the main building that are incorporating aspects of the
Passive House standard:
• Geothermal and radiant heating that uses 100% renewable electricity for the heat pump.
• Geothermal system will also be utilized to heat the
domestic hot water supply. The hot water will be preheated by the thermal solar panels.
• The Geothermal system can be reversed for cooling
with maximum efficiency. However it is unlikely to ever
be needed due to the microclimate on the site.
• The pool will be heated by the thermal solar system.
• Temperature sensing skylights automatically open for
interior climate control when the building is in neutral
state (neither in heating nor in cooling mode).
• There will be active ventilation with heat exchangers
(ERV-HRV) to preserve the interior climate with maximum energy conservation.
• A large, glass façade has been incorporated in the

•A
 n airtight building shell.

•S
 ome examples of energy production features incorporated in the main building are:
•P
 hoto Voltaic “Solar Trellis” with high efficiency solar
panels for local electricity production.
•T
 hermal solar panels for domestic hot water production and pool heating.
•T
 he house will have an energy bio-diesel driven, emergency generator if the utility grid should fail at night
when the PV panels are not active.
•O
 ther low-impact building features:
•P
 arking places inside and outside the buildings will be
outfitted with 230VAC and 3-phase 480VAC charging
outlets for quick recharging of electric cars and plugin hybrid vehicles. The outlets will be supplied with
100% renewable electricity exclusively from the DEEP
GREEN program, as it is not feasible to locally produce
the amount of electricity needed for transportation with
Photo Voltaics.
•U
 se of recycled and local materials where feasible.
•O
 utside building materials are maintenance free and
long lasting.
•A
 n herb and vegetable garden on the south side of the
main house to supply the household with locally produced fresh flowers, herbs, and vegetables.
CO2 Impact from end-of-life
•6
 6% reduction in “amortized decommissioning carbon
footprint” (per year of productive life) of the main building, compared to a normal structure. Due to the Class-2
type of construction, the main building is expected to
have a three times longer lifespan than a typical wood
construction, with an average of 50 years life expectancy. The carbon impact of the decommissioning will
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therefore be amortized over 150 years rather than the
typical 50 years.
CO2 Impact from the lack of development (Ultra-low
Density)
• The CO2 benefit from preserving 14 acres is hard to
quantify exactly, but is nevertheless significant. It is estimated that one acre of trees removes approximately
2.2 tons of CO2 per year. Given that the site is heavily
forested, it is reasonable to assume that by not developing 14 acres, it will ensure a net elimination of 30
tons of CO2 per year.
CO2 Impact from Transportation Gains
• This development has the potential to address 2/3 of
the CO2 total pollution in Marin. This is something that
even the greenest residences are not yet dealing with!
• 1/3 of all CO2 originated in Marin County stems from
the use of electricity from non-renewable sources. 2/3
of all CO2 originated in Marin County stems from transportation.
• Hence, even a LEED-H and Passive House building
where all the residents drive hybrid electric cars (a 40
mpg hybrid car driven 15,000 miles per year emits 4.4
tons of CO2 annually) still only addresses less than half
of the total CO2 problem!
• By preparing all the parking places with electric car
“quick charge” stations (3-phase 480VAC) and by supplying 100% renewable electricity to the charging stations, this project makes it practically feasible to eliminate 100% of the CO2 stemming from transportation
fuel consumption assuming that only electric cars are
used by the residence. As a start, an all-electric car (a
4-door Tesla Model-S sedan) is currently on order by
the project sponsor.
• With a total of 8 bedrooms between the three buildings,
full use of all electric cars would eliminate 66 tons of

CO2 emissions per year (assuming that each person
alternatively would have driven an average 21 mpg car
15,000 miles per year with 8.25 tons of CO2 per car per
year. 8x8.25=66 tons/year).
•T
 he parcel for this project is zoned for up to 15 homes.
By only developing one main house with two side
buildings and by preserving 95% of the land, it is estimated that 305 tons of potential annual CO2 emission
will be permanently eliminated from the site from this
action alone! This is comparing a total of 8 bedrooms
in the current project with 15 small houses, each with 3
people per house (45 people) who each drive an average 21 mpg car 15,000 miles per year with 8.25 tons of
CO2 per car per year. (45-8)*8.25=305 tons/year.
•A
 qualified low-income residence, a “care takers unit”,
has been included in the project to allow for local employment and to reduce the CO2 impact of service
workers commuting on the local roads.
Water use (re-cycling)
• The main building will have a separate roof run-off and
gray water catchment system for local water recycling.
In addition, there will be a separate black water system.
•T
 he roof run-off water will be re-used for irrigation of
the flower and vegetable garden on the south side of
the house and for flushing the toilets.
•T
 he gray water system will be re-used for irrigation of
the screening vegetation for the house. Any excess
gray water will be disposed of in the state of the art
septic drainage system.
•T
 he black water system will be disposed of in a state
of the art septic drainage field as already approved by
Marin County.
•L
 ow water use landscaping, reforestation of native vegetation and very minimal exotic landscape planting is
planned.
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