July 12, 2022

Item No.

Chair and Members
Of the Marina Planning Commission

Planning Commission Meeting
of August 11, 2022

RECOMMENDATION TO OPEN A PUBLIC HEARING, TAKE ANY
TESTIMONY FROM THE PUBLIC, AND CONSIDER ADOPTING A
RESOLUTION APPROVING THE TENTATIVE MAP FOR A
SUBDIVISION CREATING TWO (2) PARCELS AND ASSOCIATED
COASTAL DEVELOPMENT PERMIT. EXEMPT FROM CEQA PER
ARTICLE 15, SECTION 15315 (MINOR LAND DIVISIONS).
RECOMMENDATION:
1. Open a public hearing and take testimony from the public; and
2. Adopt a resolution of the Planning Commission of the City of Marina approving the
proposed Parcel Map subdivision and associated Coastal Development Permit (APN: 033111-036).
GENERAL SITE INFORMATION:
Location:
General Plan:
Site Area / Dimensions:

150 Beach Rd. / APN 033-111-036
General Commercial
Planned Commercial with Coastal Permit
overlay (PC/C-P)
5.79 acres

Owner / Applicant:

Monterey Bay Investors, LLC / Same

Zoning:

BACKGROUND
The subject property is part of the original Marina Landing Shopping Center, a 25-acre property
authorized for development in the late 1980s. The original property included what is now the
Holiday Inn Express in the southwest corner, the Walmart Supercenter, the 7-11 gas station and
market, and several wireless communications facilities. The original development included the
preparation of an Environmental Impact Report (EIR) which was certified in 1988. A variety of
legislative actions, including an amendment to the City’s Local Coastal Program (LCP), and
permits were issued to allow the development to move forward.
In 2021, the current owners lot line adjusted two of the properties which resulted in APN 033111-035. This property is now approved for a car wash through the Planning Commission’s
approval of Resolution 2021-13 on September 23, 2021. This parcel is not associated with the
current subdivision application.
On April 4, 2022, the applicant, Monterey Bay Investors, Inc., submitted an application for a
tentative Parcel Map subdivision to create two (2) parcels. The property is in the Coastal zone.
The division of land is “development” in the Coastal zone and, as such, the project includes a
Coastal Development Permit (CDP). The City’s Local Coastal Program (LCP) identifies the
Planning Commission as the review authority for CDPs.
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PROJECT DESCRIPTION
The subdivision of one (1) 5.79-acre parcel into two (2) parcels of 29,500 sf (Parcel 1) and
222,728 sf (Parcel 2). The current parcel is vacant but has several public water and sewer
easements and water lines crossing the site. There is no development of the site proposed at this
time. The project is considered “development” in the Coastal zone and a Coastal Development
Permit and findings are included in the draft Resolution attached for the Commission’s
consideration.
PROJECT ANALYSIS
The subject property is located within the Marina Landing Shopping Center General Development
Plan, the PC-Planned Commercial zoning district within Title 17 of the Marina Municipal Code,
and within the PC/C-D Coastal Development overlay zoning district within Title 17 of the Marina
Municipal Code. It is also subject to the land use regulations in the LCP’s Land Use Plan. As
indicated in the findings for both the Parcel Map and the CDP included in the attached draft
Resolution, the proposed project is in compliance with the City’s regulatory framework. Neither
the Implementation Plan (IP) of the LCP nor the PC/C-P zoning district state a minimum parcel
size.
The project does not include any development at this time, nor will improvements needed to
accommodate future development be required as a condition of map approval. Prior to the
development of the site, existing infrastructure and utility easements will be relocated according to
the requirements of the Marina Coast Water District (MCWD). There are no trees proposed for
removal at this time, nor are there sensitive habitats, species, or other potential impacts. Both of
the proposed parcels will have frontage on public roads ensuring that adequate access can be
provided at the time of development.
Per Marina Municipal Code Section 16.18.050, the Community Development Director is typically
the review authority for Parcel Maps but, in this case, the project is located in the Coastal zone
which triggers a CDP and elevates the review authority to the Planning Commission.
CORRESPONDENCE
CONFLICT OF INTEREST
Commission members are subject to all aspects of the Political Reform Act. Commission members
must not make, participate in making, or attempt to influence in any manner a governmental
decision which he/she knows, or should know, may have a material effect on a financial interest.
ENVIRONMENTAL REVIEW
the City of Marina Planning Division determined the project is exempt from the California
Environmental Quality Act (CEQA) Guidelines because the project consists of a minor land
division consisting of the division of property in urbanized areas zoned for residential, commercial,
or industrial use into four or fewer parcels when the division is in conformance with the General
Plan and zoning, no variances or exceptions are required, all services and access to the proposed
parcels to local standards are available, the parcel was not involved in a division of a larger parcel
within the previous 2 years, and the parcel does not have an average slope greater than 20 percent.
Class 15 Exemption (Article 19, Section 15315).
As noted previously, the City certified an Environmental Impact Report for the then proposed
Marina Landing Shopping Center, which included numerous mitigation measures that were
ultimately incorporated into the General Development Plan and Zoning Permits for the Marina
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Landing Shopping Center. The age of the EIR means that, given the changes to CEQA over the
years, an addendum to the EIR could trigger additional revisions to the EIR that would otherwise
be unnecessary to accommodate a future proposed project within Marina Landing. As such, with
the inclusion of the EIR’s mitigation measures in the proposed conditions of approval, future
development proposals enabled by the proposed subdivision would still be subject to CEQA but
most likely would not trigger any amendments to the Marina Landing EIR.
CONCLUSION
The proposed subdivision is consistent with the City’s zoning and general plan and subdivision
title. Staff requests that the Planning Commission approve the project based on the findings,
conditions of approval, and Class 15 CEQA exemption.

Prepared by:
_______________________
Alyson Hunter, AICP
Senior Planner
City of Marina
Reviewed by:
_______________________
Guido F. Persicone, AICP
Director, Community Development Dept.
City of Marina
Exhibits
A. Draft Resolution 2022-
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DRAFT
RESOLUTION NO. 2022A RESOLUTION OF THE CITY OF MARINA PLANNING COMMISSION
APPROVING A PARCEL MAP AND COASTAL DEVELOPMENT PERMIT
FOR THE SUBDIVISION OF ONE (1) PARCEL WITHIN THE MARINA
LANDING SHOPPING CENTER LOCATED AT THE SOUTHWEST CORNER
OF DEL MONTE BLVD AND BEACH ROAD. THE PROPERTY IS IN THE
COASTAL ZONE.
150 BEACH ROAD/APN: 033-111-036
WHEREAS, on April 4, 2021, the applicant, Monterey Bay Investments, LLC, submitted an
application for the subdivision of one (1) 5.79-acre parcel into two (2) parcels of 29,500 sf
(Parcel 1) and 222,728 sf (Parcel 2); and
WHEREAS, the subject property is located within the Marina Landing Shopping Center General
Development Plan, the PC-Planned Commercial zoning district within Title 17 of the Marina
Municipal Code, and within the PC/C-D Coastal Development overlay zoning district within
Title 17 of the Marina Municipal Code; and
WHEREAS, the proposed subdivision is subject to the requirements and standards of Title 16
of the Marina Municipal Code, specifically Section 16.18 pertaining to “minor” subdivisions or
Parcel Map (PM) subdivisions; and
WHEREAS, per Sec. 16.02.080 of the Municipal Code, subdivisions in the Coastal zone
require a Coastal Development Permit (CDP) for which the Planning Commission is the
review authority as described in the City’s certified Local Coastal Program (LCP); and
WHEREAS, the City of Marina Planning Division determined the project is exempt from the
California Environmental Quality Act (CEQA) Guidelines because the project consists of a
minor land division consisting of the division of property in urbanized areas zoned for
residential, commercial, or industrial use into four or fewer parcels when the division is in
conformance with the General Plan and zoning, no variances or exceptions are required, all
services and access to the proposed parcels to local standards are available, the parcel was not
involved in a division of a larger parcel within the previous 2 years, and the parcel does not
have an average slope greater than 20 percent. Class 15 Exemption (Article 19, Section
15315).
NOW, THEREFORE BE IT RESOLVED by the Planning Commission of the City of Marina
approves the combined development permit (TM-CDP 2202-01) for the Parcel Map and Coastal
Development Permit, with the following findings and recommended conditions of approval.
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Findings
Coastal Development Permit § 17.40.200.E – Granting
The finding is in standard font with Staff’s response following in italics.
In considering an application for a coastal development permit the planning commission shall
consider and give due regard to the Marina general plan and local coastal land use and
implementation plans. The planning commission shall determine whether or not the
establishment, maintenance and operation of the use applied for will, under the circumstances of
the particular case, be consistent with the general plan and local coastal land use and
implementation plans, based upon the following findings that the project will:
a. Not impair major view corridors towards the sea from Highway 1 parallel to the sea, including
the planning guidelines listed in the LCLUP;
The project consists of a minor subdivision of a vacant property to create two (2) parcels
from one (1) and is located east of Highway 1. No development is proposed at this time. No
views will be affected by the project.
b. Be subject to approval of the site and architectural design review board, including the
planning guidelines listed in the LCLUP;
No development is proposed at this time; Design Review Board review is not required.
c. Guarantee that appropriate legal action is taken to insure vertical and lateral coastal access or
fees paid in lieu thereof as required in the LCLUP and coastal zoning ordinance access
components. Required improvements shall be completed, or a bond adequate to guarantee their
completion shall be posted with the city, prior to issuance of a certificate of occupancy;
The project neither includes nor affects coastal access.
d. Be adequately set back from the shoreline to withstand erosion to the extent that the
reasonable economic life of the use would be guaranteed without need for shoreline protection
structures;
The property is more than 3,000 feet from the shoreline and not subject to coastal erosion.
e. Protect least disturbed dune habitat areas, primary habitat areas and provide protection
measures for secondary habitat areas consistent with the LCLUP and coastal zoning ordinance;
According to the LCLUP, the property does not contain sensitive habitat areas and has been
heavily disturbed since the site was authorized for the original Marina Landing Shopping
Center development in the 1990s.
f. Be consistent with beach parking standards, as established in the LCLUP access component;
There is no beach parking specifically provided at this site given its distance from the
shoreline.
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g. Included feasible mitigating measures which substantially reduce significant impacts of the
project as prescribed in any applicable EIR;
The 1988 EIR for the Marina Landing Shopping Center did not include specific measures to
minimize impacts of the project in terms of this area of the property.
h. Not interfere with public access along the beach;
There is no beach access.
i. Comply with the access, shoreline structure and habitat protection standards included in the
local coastal land use and implementation plans;
Access, shoreline structure, and habitat protection standards are not applicable to this
project or site.
j. Comply with the housing element and housing recommendations of the local coastal land use
and implementation plans;
The site is planned and zoned for commercial development; the parcels created by the
proposed subdivision will be developed in accordance to the commercial regulations.
k. In the case of demolition of a residential structure, except to abate a nuisance, not
detrimentally alter the character or housing mix of the neighborhood. The structure shall be
moved, if capable of providing comparable housing opportunities at another location. The
demolition and replacement structure shall comply with applicable local coastal land use plan
policies;
No demolition is proposed.
l. In the case of new surf zone or beach sand mining operations, comply with all standards
regarding such operations specified in the LCLUP including standards for significant adverse
impacts on shoreline erosion, either individually or cumulatively.
No mining operations are proposed.
Parcel Map § 16.18.050.
The finding is in standard font with Staff’s response following in italics.
1. Effect of proposed land division on drainage, and other public improvements;
A Hydrology Report (Monterey Bay Engineers, Inc., May 2022) was prepared by a qualified
engineering firm. The report indicates that the proposed subdivision will result in parcels
that are able to meet current stormwater standards upon development.
2. Adequacy of proposed water supply for domestic purposes;
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The property is served by the Marina Coast Water District (MCWD). No development is
proposed at this time; future development will be required to demonstrate that adequate
water is available.
3. Adequacy of proposed sewage disposal system;
The property is served by the Marina Coast Water District (MCWD) for the transmission of
wastewater. The treatment of wastewater is conducted by the Monterey Regional Water
Pollution Control Agency’s Wastewater Treatment Facility to the north of the City. No
development is proposed at this time; future development will be required to demonstrate that
adequate water is available.
4. Any other matters which may affect the public health;
There is no evidence in the record that the proposed subdivision would result in any negative
public health effects.
5. Consistency with the general plan, zoning ordinance and/or applicable specific plans;
The property is in the Coastal zone. The Land Use designation in the Local Coastal Plan’s
(LCP) Land Use Plan is General Commercial (GC) and the zoning district is Planned
Commercial/Coastal Permit Zone (PC/C-P). This is a commercial development; future
development will be required to comply with the general plan and zoning (Section 17.22 of
the Municipal Code).
6. Physical suitability of the site for the type of development;
No development is proposed at this time, but the range of parcel sizes and ingress/egress
indicate that the subdivision will be able to accommodate commercial development at a
future time.
7. Physical suitability of the site for the proposed density of development;
No development is proposed at this time, but the parcel sizes indicate that the subdivision will
be able to accommodate commercial development at a future time.
8. Potential of the design of the subdivision or the proposed improvements to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat;
The subject site was identified in the original Marina Landing Shopping Center project’s
1988 EIR as consisting of agricultural fields with a eucalyptus stand in the center and other
non-native vegetation with a Monterey cypress windrow along the south boundary. The site
has been partially developed and graded since that time. There is no indication in the record
that the proposed subdivision will negatively effect fish or wildlife or their habitat.
9. Potential of the design of the subdivision or type of improvements to cause serious public
health problems;
None.
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10. Potential of the design of the subdivision or the type of improvements to conflict with
easements of record, acquired by the public at large, for access through or use of, property within
the proposed subdivision, unless the map provides alternate easements, for access or for use, and
that these will be substantially equivalent to ones previously acquired by the public;
There are MCWD water and sewer easements across the site. The developer indicates that
the MCWD will allow the relocation of infrastructure and easements as necessary to
accommodate future development. No changes to these items are needed in order to record
the Parcel Map as proposed.
11. Whether protective improvements are required to be constructed to protect the subdivision
from flood, inundation, geologic or slide hazards.
The site is not subject to any of these hazards so no protective measures or improvements are
needed.
12. Ensuring that the design of the new subdivision or type of improvements will not result in
nor facilitate the creation of development sites within primary habitat areas.
The City’s LCP identifies the site as appropriate for commercial development as it is
adequately removed from the nearby vernal ponds.
Conditions of Approval
1.

Substantial Compliance - The project shall be accomplished in substantial accordance with
the Tentative Subdivision Map (last revised 05-25-22) included as EXHIBIT A attached
to this Resolution.

2.

Parcel Map - A parcel map shall be prepared as prescribed by Sections 11575 to 11580
inclusive of the California Business and Professional Code and all applicable provisions
of the Subdivision Map Act. The parcel map shall be submitted to the engineering
services manager for examination and filing; and

3.

Parcel Map - The subdivider shall defend, indemnify and hold harmless the City, the
City Council, Planning Commission, agents, officers and employees from any claim,
action or proceeding against the City or the City Council, Planning Commission, agents,
officers or employees to attack, set aside, void or annul an approval of the City, the City
Council, Planning Commission, or other board, advisory agency or legislative body
concerning this subdivision. City will promptly notify the subdivider of any claim,
action or proceeding against it and will cooperate fully in the defense. This condition is
imposed pursuant to California Government Code Section 66474.9.

4.

Planning – The developer and successors shall work with the management of the Marina
Landing Shopping Center to ensure that any future plans are consistent with the design
standards for Marina Landing, including architecture, landscaping, and signage.

5.

Planning – The developer and successors shall work with the management of the Marina
Landing Shopping Center to ensure that all necessary reciprocal easements for ingress,
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egress, parking, utilities, etc., are in place prior to the development of the resultant parcels.
6.

Tentative Map Expiration – In accordance with Section 66452.6 of the Subdivision Map
Act, this approval of the Tentative Map will expire 24 months from the date of its
approval or conditional approval. The applicant may apply for an extension of this permit,
by submitting an extension request application and applicable fees, no less than 30 days
prior to expiration date. No renewal notice will be sent to the developer or successors.
Statutory extensions provided by State law may affect automatic extension(s).

7.

Ongoing Requirements – The mitigation measures contained within the Marina Landing
EIR shall apply to all future development within the boundaries of the parcel map, as
appropriate.

PASSED AND ADOPTED by the Planning Commission of the City of Marina at a regular
meeting duly held on the 11th day of August, 2022, by the following vote:
AYES, COMMISSIONERS:
NOES, COMMISSIONERS:
ABSENT, COMMISSIONERS:
ABSTAIN, COMMISSIONERS:

Nancy Amadeo, Chair

ATTEST:

Guido Persicone, AICP
Director, Community Development Department
City of Marina
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EXHIBIT A
Tentative Subdivision Map prepared by Monterey Bay Engineers, Inc. (last revised 05-25-22)
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