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The Marina Station Specific Plan (“Specific Plan” or 
“Plan”) provides the land use planning and regulatory 
guidance for the development of approximately 320 
acres of land on Armstrong Ranch within the City of 
Marina. This section provides the context and pur-
pose for the proposed Specific Plan and its relation-
ship to the Marina General Plan (General Plan) and 
Zoning Code.  

1.1	 Specific Plan 
Introduction

Background 
The railroad first came to the Monterey Peninsula in 
1874.  The Monterey and Salinas Valley Railroad was 
chartered in February of 1874 with 72 stockholders 
and capital stock of community subscribers totaling 
$300,000.  Construction of the nineteen-mile sec-
tion linking the port of Monterey to Salinas began in 
April and was completed in October.  Plagued with 
financial troubles from the beginning, this railroad 
was purchased by the Southern Pacific in December 
1879.  Upgrade to the standard gauge was completed 
in 1880 when Southern Pacific began operation of the 
Monterey Railroad Company with service between 
Castroville and Monterey (Archaeological Resource 
Management, Review of the Historic Evaluation of 
the Southern Pacific Railroad Sites, April 19, 2002).  
A train stop was located on Armstrong Ranch, along 
the northwestern border of the Plan area.  

The Transportation Agency for Monterey County 
(TAMC) has discussed future plans for an express bus 
station and long term plans for a train station within 
the Plan area.  The history of the railroad passing 
through Armstrong Ranch and Marina, along with 
future plans for express bus service to the area, led the 
project developer, CreekBridge Homes, to name this 
new neighborhood Marina Station.  

Location
The undeveloped asymmetrical (“L” shaped) Plan area 
is located along the southern portion of Armstrong 
Ranch within the City of Marina in Monterey 
County.  Figure 1-1, Regional Location, presents the 
regional location of the Plan area. Undeveloped graz-
ing lands border the Plan area to the north and east 
and existing city development borders the Plan area 
to the south and west.  State Route (SR) 1 runs along 

1.0 
Introduction
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the western boundary of the Plan area’s “panhandle”.  
Del Monte Boulevard runs through the central por-
tion of the panhandle. The area is currently used for 
open range cattle grazing.  Figure 1-2, Specific Plan 
Area Vicinity, shows the Specific Plan boundary in 
relationship to the vicinity road network and sur-
rounding land uses.

Topography
The topography within the Specific Plan area com-
prises varying elevations ranging from 105 feet above 
sea level to 10 feet above sea level that often form 
small closed drainage basins.  The area slopes in a 
northwesterly direction towards the Pacific Ocean.  

Specific Plan Description

Marina Station 

Marina Station will foster the creation of three new 
“old time” traditional neighborhoods within the 
City of Marina in accordance with new urbanism, or 
Traditional Neighborhood Design principles, as dis-
tinct from conventional suburban development.  New 
urbanism incorporates a number of design, develop-
ment and infrastructure features indicative of a self-
reliant neighborhood.  These features include, but are 
not limited to, multi-purpose streets linking residen-
tial areas with neighborhood activity and commercial 
centers and multi-modal transportation alternatives; 
quality and craftsmanship in the built environment; a 
lively mix of neighborhood shopping and community 
services; an advantageous and sensitive use of natu-
ral resource features and open spaces; and innovative 
and imaginative site planning in order to develop a 
sense of place where the amenities, facilities and fea-
tures exhibit an overall high level of urban design and 
architectural integration.  To accomplish the goal 
of creating the three traditional neighborhoods, the 
Specific Plan proposes eight distinct housing types 
that include carriage homes, row homes, lane homes, 

cottages, small single family, large single family, (some 
with Charleston courtyard side entries), and villa 
homes as well as village center condominium apart-
ments in the three neighborhoods.  These types are 
defined in Section 6.1.  Each street section was care-
fully designed based on location, function, and pro-
jected traffic with an emphasis on pedestrian safety.  

The locations of Del Monte Avenue, the airport 
approach zone and Windy Hill Park within the Plan 
area provided the opportunity to create three distinct 
neighborhood areas.  Figure 1-3, Marina Station 
Neighborhoods, illustrates these areas.  Each neigh-
borhood contains a neighborhood center that will 
include recreational, retail, entertainment and service 
amenities within an average five minute walk for all 
residents and workers in Marina Station.  

The northeastern Neighborhood Center is created 
around a large circular village green and encompasses 
a soccer field and park and is connected to both the 
Del Monte Neighborhood Center and the Windy 
Hill Park Neighborhood Center. 

The southern Windy Hill Park Neighborhood Center 
was designed specifically around the expansion of 
Windy Hill Park and the preservation of the eucalyp-
tus grove along the southern edge of the Plan area.  
The idea was to create a new neighborhood center for 
both the new residents and the existing residents in 
the neighborhood to the south and west and provide 
a focal point with amenities within walking distance 
to both the new and existing residents.  The office 
and industrial park lies with in easy walking distance 
of both the Windy Hill Park neighborhood and the 
northern soccer park neighborhood.  

The western Neighborhood Center will be anchored 
on Del Monte Boulevard with a grand civic plaza 
and, with the TAMC’s and the City’s cooperation, 
CreekBridge will design and construct an 1890’s 
Victorian Canopy over the platform for the Monterey 
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marina station
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* NOTE: This figure is provided for graphical representation only. Final layout may vary.
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to Marina express bus station.  The two large sand 
dune depressions between Del Monte Boulevard and 
State Route 1 have been preserved in a large open 
space park.  

Description

The Specific Plan provides for a residential develop-
ment capacity of approximately 1,360 dwelling units, 
60,000 square feet of commercial retail, 143,808 
square feet of office space, and 651,624 square feet 
of industrial uses.  Of the 1,360 residential units, 
approximately 887 are single-family units and 473 are 
multi-family units. Uses include low, medium, and 
high-density residential, commercial, office, indus-
trial, parks, and conservation/open space for wildlife 
conservation and passive recreation.  

As defined by the General Plan Housing Element 
(adopted January 2004), the average population den-
sity for the City is 2.79 persons per household. Based 
on this density factor, the Specific Plan would gen-
erate a population of approximately 3,795 people. 
The Specific Plan is estimated to create approximately 
2,044 jobs within the City of Marina. Please refer to 
Section 2.0, Land Use Plan, for more information. 

Buildout of the Specific Plan area is broken into eight 
phases and estimated to take 10 to 20 years.  Phases 
one and two will include all of the streets and other 
services for the industrial and office uses while phases 
one through eight include the residential and com-
mercial retail uses.  Phases one and two will lay the 
foundation for the Plan area infrastructure for the 
industrial, office and residential uses on the east side of 
Del Monte Boulevard.  Section 8.0, Implementation 
and Financing, discusses the development schedule/
phasing.  

Jobs-Housing Balance

Population growth in California continues at an 
ever-increasing rate.  Between 1990 and 2000, the 

population of California grew by 13.8 percent to 33.8 
million people.  Monterey County population grew 
by 13 percent during the same time period.  By 2020, 
it is forecasted that Monterey County will grow by 
25 percent to a population of approximately 505,359 
people. Over the next ten years, the City of Marina 
is expected to be one of the fastest growing cities in 
Monterey County. By 2020, Marina’s population 
is expected to grow by 81 percent to approximately 
34,362 people.  

The current jobs to housing ratio within the City of 
Marina is approximately 0.6 jobs per home which 
requires many existing residents to commute out-
side the city to their jobs (Economic and Planning 
Systems, Inc. 2003).  Planned development within 
the city, including Marina Station, is expected to 
increase the number of dwelling units in the city by 
3,901 over the next 10 to 15 years. The city’s goal is to 
require new job opportunities to keep pace with new 
residential development.  

The Marina Station Specific Plan includes an indus-
trial, office and commercial component which is 
expected to generate approximately 2,044 jobs.  The 
housing component of the Specific Plan includes the 
development of approximately 1,360 dwelling units.  
This equates to a jobs to housing ratio of approxi-
mately 1.5 new jobs for each new home within the 

Promenade  serving hotel on left and offices on right
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Plan area.  The General Plan’s community Land Use 
Policies 2.25 and 2.26 set goals of 38,000 to 40,000 
residents citywide and a 17,700 person workforce.  
Using 2.79 persons per household, the 17,700 jobs 
and 14,000 households indicate a City goal of 1.26 
jobs per household at buildout.  Figure 2.2 from the 
General Plan calls for Marina Station to have approxi-
mately 35 +/- acres of industrial zoned land.  Due to 
the configuration of the airport safety zone, Marina 
Station will contain 40 acres of Industrial zoned 
land, plus 14 acres of Office zoned land.  Buildout 
of the infrastructure (utilities, public right-of-ways, 
and street landscaping) for 30 acres of the Industrial/
Office component shall be completed within the first 
phase. 

1.2	 Relationship of the 
Specific Plan to the 
General Plan and 
Zoning Code

California State law requires cities and counties to 
prepare a general plan, which describes what the city 
or county (and its residents) desire for their commu-
nity, both now and in the future.  General plans are 
required to address land use, circulation, housing, 
conservation, open space, noise, and safety.  

Specific plans provide comprehensive guidelines for a 
more defined and localized area within a jurisdiction’s 
boundaries.  They offer more specific information and 
guidance than what is available in a general plan.  The 
Specific Plan has been prepared consistent with the 
specific plan content and requirements identified in 
California Government Code Section 65451.

An evaluation of the Specific Plan’s consistency with 
the General Plan goals is contained in Section 1.3. 

The current zoning for the entire Plan area is 
Transitional District.  The master developer is 

requesting a zone change for the properties within 
the Plan area to “SP” (Specific Plan District).  The 
Specific Plan is a supplemental tool to the existing 
Zoning Code. However, where inconsistencies with 
city zoning standards occur, as shown in Section 7.0, 
Zoning, the Specific Plan supersedes the existing 
code in order to implement the proposed land use 
designations within the Specific Plan area.  

1.3	 Consistency of the 
Specific Plan with the 
General Plan

The City of Marina’s General Plan sets the over-
all land use and long-term planning policy affect-
ing development in the City, including the Marina 
Station Specific Plan area. The General Plan serves 
as the City’s vision for long-range physical growth, 
economic development, and preservation of natural 
resources. The Marina Specific Plan will help achieve 
the vision established by the policies and implementa-
tion program of the General Plan by providing diver-
sified and integrated housing, expanding public access 
to park and open 
space opportunities, 
making efficient use 
of land, improving 
the jobs/housing bal-
ance, and creating 
distinct neighborhood centers that bring together 
commercial, residential, and recreational uses.

The General Plan contains planning principles that 
provide the basis for developing appropriate land use, 
infrastructure and community design proposals for 
specific areas of the City, including the Marina Station 
Specific Plan area.  These principles are articulated as 
framework goals that provide the overall direction 
necessary to ensure that the City, as it grows, will be 
well-functioning and attractive, will balance the needs 
of residents and businesses and will make appropriate 
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The Marina Station Specific Plan is consistent with 
both the General Plan framework goals and the spe-
cific policies designed to achieve the community’s 
goals.  The guiding principles used in development of 
the Specific Plan were based upon relevant General 
Plan framework goals and land use, development and 
design policies, including the following:

•	 Providing housing for households of all economic 
levels, ages and lifestyles; 

•	 Achieving a balance of jobs and housing that 
would provide opportunities to both live and 
work within Marina; 

•	 Creating a community in which housing, shops, 
businesses and community facilities are within 
easy walking distance of each other, thereby 
reducing traffic congestion, noise, excessive 
energy consumption and air pollution; 

•	 Creating a community that is visually distin-
guishable from other communities, with a sense 
of place and identity for its residents; 

•	 Creating centers that bring together commercial, 
civic, cultural and recreational uses and serve as a 
focus for community life; 

•	 Providing ample opportunities for outdoor recre-
ation; 

•	 Creating attractive, distinctive residential neigh-
borhoods and commercial districts that contrib-
ute to the overall vitality, image and identity of 
the City; and 

•	 Creating a plan that was consistent with and 
substantially advanced these and other goals and 
objectives of the General Plan.

The result of application of these goals and policies 
is a plan that includes residential, commercial and 

California Government Code Section 65451.  

(a)	 A specific plan shall include a text and a 
diagram or diagrams which specify all of 
the following in detail:

(1)	 The distribution, location,and extent of 
the uses of land, including open space, 
within the area covered by the plan.

(2)	 The proposed distribution, location, 
and extent and intensity of major 
components of public and private 
transportation, sewage, water, drain-
age, solid waste disposal, energy, and 
other essential facilities proposed to 
be located within the area covered by 
the plan and needed to support the 
land uses described in the plan.

(3)	 Standards and criteria by which devel-
opment will proceed, and standards 
for the conservation, development, 
and utilization of natural resources, 
where applicable.

(4)	 A program of implementation mea-
sures including regulations, programs, 
public works projects, and financing 
measures necessary to carry out para-

graphs (1), (2), and (3).

(b)	 The specific plan shall include a 
statement of the relationship of the 
specific plan to the general plan. 

use of its natural, human and economic resources.  
These framework goals are elucidated and advanced by 
specific policies contained in its three major elements 
— Land Use, Infrastructure, and Development and 
Design -- and implemented through specific measures 
contained in the Program Implementation Element.
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industrial uses in an integrated, pedestrian-friendly 
community.  It includes a broad range of housing 
types (ranging from large, single-family homes to 
condominium apartments and secondary units).  The 
diversity in housing types and price ranges (including 
affordable housing) offers opportunities to households 
of varying economic levels, ages and lifestyles.  The 
Plan will create a large number of new employment 
opportunities through the industrial, office/commer-
cial and retail components and will contribute to the 
economic vitality and jobs/housing balance of the 
City.  

The Specific Plan also creates a physically and visu-
ally distinct community interspersed with naturally 
landscaped open space areas.  It includes a land use 
and transportation system that employs a network of 
pedestrian and bicycle-friendly roadways, bikeways 
and promenades.  This system, together with the 
proximity of residential, employment and retail uses 
within the Plan area, minimizes traffic and accompa-
nying noise, energy consumption and air pollution.  
The Plan also responds to intra-City and regional 
transportation needs through extension or improve-
ment of regionally serving roads, an internal network 
of streets connecting with those roads, and the preser-
vation of the TAMC right-of-way for future regional 
transit facilities, including future express bus service.  

The Specific Plan provides for diverse neighborhoods 
with an eclectic mix of architectural styles, each with 
a neighborhood center that includes a range of resi-
dential, retail, entertainment, and office uses, with 
residential (apartment) units typically located above 
the commercial/retail uses.  The Plan also includes an 
integrated park, open space and promenade system 
that supplies the community with a wide variety of 
passive and active recreational opportunities. 

1.4	 Specific Plan 
Preparation Process

The Specific Plan was prepared using information 
from the City of Marina and the property owner; 
technical studies and engineering reports that include 
biological surveys, geotechnical studies, a plan-for-
services report, and a traffic study; and consultations 
with local, regional, and state agencies.  (Sources are 
listed in the Appendix)  Evaluations of site condi-
tions, traffic and circulation, infrastructure and public 
services needs, and park and open space needs led to 
the identification of development opportunities and 
constraints, which served as the foundation for the 
land planning. 

1.5	 Specific Plan 
Organization and 
Content

Organization
The Specific Plan is organized into the following eight 
sections:

Section 1.0, Introduction.  This section provides 
the context for the Specific Plan by describing new 
urbanism principles, purpose, relationship to and 
conformance with the General Plan policies, the 
preparation process, and content of the Plan.Promenade  serving park and residenital uses
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Section 2.0, Land Use Plan.  This section identifies 
the land uses, development intensities, and organiza-
tion of land uses used to meet the objectives of the 
Specific Plan.

Section 3.0, Circulation Plan.  This section discusses 
the location and classifications of roadways and the 
circulation infrastructure needed to link the Specific 
Plan area to the vicinity road network.  

Section 4.0, Public Facilities and Infrastructure.  
This section identifies the public services needs and 
provides a framework for expansion of infrastructure 
systems.  

Section 5.0, Open Space, Resource Conservation 
and Hazards.  This section provides direction for 
conserving and managing open space and natural 
resources, as well as for providing parks and recreation 
amenities.  

Section 6.0, Design Standards.  This section pro-
vides the standards that guide design and planning of 
residential and commercial development, as well as 
parks and other amenities.  

Section 7.0, Zoning.  This section summarizes zon-
ing standards to implement the land uses contained in 
the Specific Plan.  The Specific Plan zoning contains 
new zoning standards that allow for a new urbanism 
style community.  

Section 8.0, Implementation and Financing.  This 
section provides information on the process, actions, 
and approvals needed to implement and amend the 
Specific Plan.  It includes a capital improvement sum-
mary and identifies methods by which development 
within the Plan area may be financed.  

Appendices.  This section contains street type, light-
ing illustrations, and a list of arborist allowed trees 
and references.   

Policies and Implementation 
Measures
A policy is a statement that provides direction to guide 
decision-making about future development within the 
Specific Plan area.  An implementation measure is a 
specific action by a specific party or parties that must 
be taken to implement the policy direction and the 
Specific Plan. Implementation measures also identify 
a party or parties that are responsible for taking the 
action.  Sections 2.0 through 5.0 and section 8.0 con-
tain both policies and implementation measures. 

The implementation actions often refer to a “master 
developer” and/or “individual project developers”.  
CreekBridge Homes will be the master developer for 
the Specific Plan area.  In general, the master devel-
oper would be responsible for designing, financing, 
and constructing the major backbone infrastructure 
needed to support additional development through-
out the Plan area.  The master project developer may 
also construct all or portions of the residential, com-
mercial, and industrial areas included in the Plan area.   
Individual project developers are interests who may 
purchase land within the Plan area boundary from 
the master developer and construct some or all of the 
individual residential and/or commercial and indus-
trial developments in lieu of the master developer. 
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The Land Use Plan is organized to meet the objec-
tives described in Section 1.0, Introduction.  The gen-
eral goal of the Plan is to broaden the availability and 
range of housing for residents of the City of Marina, 
provide commercial services for day-to-day needs of 
the residents as well as approximately 2,044 on-site 
employees, ensure safe circulation for vehicular traf-
fic, cyclists, and pedestrians, provide a range of recre-
ational opportunities, and conserve sensitive biologi-
cal resources.  

2.1	 Land Use Designations 
and Distribution

The land use designations for the Specific Plan area 
are outlined below.  They are subject to the design 
guidelines and development standards discussed in 
Section 6.0, Design Standards. 

•	 Neighborhood Edge (NE)

•	 Neighborhood General (NG)

•	 Neighborhood Center (NC)

•	 Office 

•	 Industrial 

•	 Parks 

•	 Open Space 

Figure 2-1, Land Use Plan, describes the locations of 
land uses.  

Table 2-1, Residential Units per Gross and Net Acre, 
defines the residential densities per acre. 

Neighborhood Intensity

The density of each block within the residential areas 
gradually increases from the neighborhood edge 
zone’s low density boundary through the neighbor-
hood general zone to the high density neighborhood 
center zone.  

2.0 
Land Use Plan



2-�	 marina station specific plan

Land U
se Plan

Neighborhood Edge (NE) – Low 
Density Residential Edge
Neighborhood Edge (NE) zones occur on approxi-
mately 47 acres of the Plan area.  These low density 
areas are located along the Plan area boundary and 
open space corridors.  The dwelling unit density of 
the approximately 157 units within the NE zone is 
approximately 3.3 units per gross acre.  Housing types 
within the NE zone include villas and large single fam-
ily homes and carriage house apartments (secondary 
unit).  Lots range in size from approximately 6,600 
square feet to approximately 15,000 square feet.   
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Neighborhood General (NG) 
– Low and Medium Density 
Residential
Neighborhood General (NG) zones occur between 
the neighborhood edge zone and the neighborhood 
center zones on approximately 132 acres of the Plan 
area and include a mix of low and medium density 
residential housing.  Housing types within the NG 
zones include Villa, large single-family homes, small 
single family homes, cottages, row houses, town 
homes, lane homes, and carriage apartments.   Lots 
range in size from approximately 2,500 square feet 
to 14,900 square feet.  This mix of housing types 
and lot sizes allows for a more diverse neighborhood 
that is both visually and socially stimulating while 
offering a variety of new homes at a wide range of 
price levels.   The average dwelling unit density of 

NG Zone homes showing mix of large, small and cottage homes on same block in CreekBridge’s King City Arboleda Neighborhood

the estimated 764 homes within the NG zones is 
approximately 5.5 units per gross acre or 9.0 units per 
net acre.  The density of each block within the NG 
zone gradually increases from the NG zone’s edges to 
the neighborhood center.  

Neighborhood Center (NC) 
– Mixed Use Residential/Retail/
Office/ Entertainment
The Neighborhood Center (NC) is a unique area that 
allows several different uses in one location.  These 
uses include Commercial Retail, Residential, Office, 
Entertainment, and Recreation.  The three neighbor-
hood centers form focal points within the larger com-
munity and create vibrant gathering places for resi-
dents.  They promote alternative travel such as bik-
ing and walking by reducing the need for residents to 
travel far from home to obtain basic services. 
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Marina Station has three neighborhood centers located 
in the southern, eastern, and western portions of the 
Plan area.  Each neighborhood center is surrounded 
by a mix of low and medium-density residential units, 
parks and open space areas.  Approximately 27 gross 
acres of the 319-acre Plan area are devoted to the three 
neighborhood centers. 

Approximately 60,000 square feet of commercial uses 
and professional office is anticipated as well as approx-
imately 439 condominium apartments, row homes 
and town homes within the NC zones.  This equates 
to about 16.6 dwelling units per gross acre or 25.1 
dwelling units per net acre.  Residential condomin-
ium apartments would be located on the first, second 
and third floors, generally above the commercial uses.  

One of the goals for allowing residential above com-
mercial is to provide housing for employees working 
in the area and to create vibrant, walkable and identi-
fiable neighborhood focal points.    

The design and development standards for the neigh-
borhood centers are modeled after the new urban-
ism concept and discussed in Section 6.0, Design 
Standards.  Section 7.0, Zoning, provides the stan-
dards for implementing the neighborhood centers.  

Office and Industrial
Marina Station incorporates Office and Industrial 
designations between the new Windy Hill Park 
neighborhood to the south and the soccer park 

NC Zone residential above retail with 60° retail parking and Village Green in CreekBridge’s Greenfield St. Charles Place Neighborhood

Tot Lot Park behind Mixed Use Buildings
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14.7 acres of net useable parkland per 1,000 residents. 
This exceeds the City’s park standard of 5.3 acres per 
1,000 residents contained in Table 2.2 of the General 
Plan.  

Formal Parks

According to tables 5.2 and 5.3 of the City’s 
Development Impact Fee Study prepared in December 
2005, the City of Marina would contain 4.3 acres of 
formal parkland per 1,000 residents plus 1.1 acres of 
green belts, open space and playfields upon buildout 
of the University Villages Specific Plan and the Marina 
Station Specific Plan.  This ratio would equate to 16.3 
acres of formal parks and 4.2 acres of green belts, open 
spaces and playfields within the Specific Plan area for 
a total of 20.5 acres of parks. The Specific Plan park 
system includes approximately 55.7 net useable acres 
of formal parks, green belts, open spaces, and play-
fields.  The formal parks include a community park/
plaza, neighborhood parks and playfields as well as 
picnic, tot lots, and garden areas.  The Land Use Plan 
illustrates the location of the parks.  

Linear Parks (Open Space)

Native landscaped open space recreation areas, 
which include promenades and trails, are planned 

neighborhood to the north.  The intent of the Office 
and Industrial district is to attract job opportunities 
to Marina.  Locating these job-generating uses in 
proximity to the new neighborhood centers and the 
existing residential community decreases the need 
to travel off site for employment and capitalizes on 
opportunities for employees to walk to work, lunch 
and after work amenities.  

Measures to reduce the impacts of the Industrial uses 
on the surrounding residential areas will be imple-
mented, including the construction of a six-foot wall 
along the perimeter of the Industrial uses and Office 
uses abutting all Residential uses as well as requir-
ing a landscaping buffer on both sides of the wall.  A 
solid multi layer evergreen tree grove will be planted 
between the existing neighborhood and the edge street 
on the west side of the Industrial district and between 
this west edge street and the wall which will be on 
the property line between the Industrial district and 
the buffer zone on the west side.  The setback from 
the existing homes to the closest industrial building 
will be over 200 feet. A solid forest will separate the 
existing homes from the Industrial area within a few 
years.  

Where the industrial and office uses abut the land-
scaped alleys for the Residential areas to the north 
and south, an evergreen tree grove will be planted on 
both sides of the wall continuously between the alley 
paving and the building setback line.  Noise, odor, 
vibration and aesthetics will need to comply with City 
standards.  Section 7.0 provides the zoning standards 
for implementing these uses.  

Parks and Open Space
The Specific Plan designates 55.7 net useable acres of 
land (which includes two acres for Olson Elementary) 
for sub-neighborhood, neighborhood, playground, 
playfield, Community Park and recreation trails or 
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throughout the Specific Plan area.  These areas are 
referred to as linear parks and are discussed below.  The 
promenades trails and sidewalk system will connect 
the formal parks with the neighborhood commercial 
centers and linear parks.

The linear parks are designated for native habitat and 
passive recreation.  The linear park/open space system 
provides a greenbelt around the Specific Plan area.  
The linear parks provide scenic vistas for the com-
munity and form a greenbelt buffer between the new 
homes and State Route 1 and between the new homes 
and existing homes, as well as creating an active/pas-
sive recreation area with a walking/jogging/ biking/
promenade trail system linking these areas to other 
neighborhood recreational areas and the City’s bike 
path system, while restoring and protecting the sensi-
tive native habitat of the area.  

CreekBridge Baseball Park, King City

Promenade similar to proposed promenade along extension of Marina Green 
and Gold Boulevard

Promenade similar to proposed promenade along 
extension of Marina Green and Golf Boulevard
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The Specific Plan area is locally accessed via Del 
Monte Boulevard, Drew Drive, Marina Green  Drive, 
Paul Davis Drive, Crescent Avenue, De Forest Road, 
and Cardoza Avenue.  State Route 1 provides regional 
access.  A number of off-site improvements have been 
identified and are included as a part of the Circulation 
Plan. 

3.1	 Off-Site Circulation 
Improvements

A number of off-site improvements, many of them 
regional in nature, have been identified in the envi-
ronmental impact report as necessary to accommo-
date the development of Marina Station and the other 
major projects in Marina.  The Mitigation Monitoring 
Plan will be included as an Appendix of the Specific 
Plan.

3.2	 Circulation Plan 
The on-site circulation network is designed to inte-
grate pedestrian, bicycle and vehicular modes of 
transportation.  

Roadway Circulation
Figure 3-1, Roadway Circulation Plan, illustrates the 
roadway circulation plan for the Specific Plan area.  
Several types of street sections are proposed for the 
Plan area and are illustrated in Appendix A, Street 
Types..  The planned locations of these sections are 
shown on Figure 3-1, Roadway Circulation Plan.  
Table 3-1, Marina Station Green Street Sections, pres-
ents a summary of the street sections.  The street type 
is defined as follows:

•	 Street type “A” is a residential landscaped alley.  

•	 Street type “LS” is a two-way low speed residen-
tial street with parking on both sides. The right-
of-way is between 37 feet and 70 feet. 

•	 Street type “MS” is a two-way medium speed 
residential street with/or without bike lanes and 
parking on one or both sides of the street. The 
right-of-way is between 39 feet and 79 feet.    

3.0	
Circulation Plan
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Source: EMC Planning Group Inc. 2008, RJA and Associates 2007

Figure 3-1

Marina Station Specific Plan

Roadway Circulation Plan
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•	 Street type “NC” is used in the neighborhood 
center commercial/retail areas with parking on 
one or both sides of the street. The right-of-way is 
between 12.5 feet and 103 feet.

•	 Street type “C” is a higher speed collector street 
intended to carry a higher volume of traffic. The 
right-of-way is between 32.5 feet and 72 feet.

•	 Street type “Ind” is used in the office and indus-
trial areas. Parking restrictions vary from no park-
ing to parking on one side of the street or both 
sides of the street. The right-of-way is between 58 
feet and 74 feet. 

All street designs within the Specific Plan area must 
be consistent with the Specific Plan and built to 
City structural section standards.  All street sections 
including, for Crescent Ave, DeForest Road, Del 
Monte Boulevard, and Golf Boulevard are included 
in Appendix A.

Del Monte Boulevard is shown as a four-lane arte-
rial, consistent with the designation in General Plan 
Figure 4.7.  The projected traffic upon buildout of 
all the currently proposed projects in Marina is not 
expected to produce enough trips to warrant the 
construction of a four-lane arterial in this location.  
Never the less, if Marina grows to the north in the 
future, Del Monte may need to be a four lane road.  
Therefore CreekBridge has volunteered to design and 
pay for improving Del Monte Blvd to a full four lanes, 
plus a landscaped center island, and the angled park-
ing shown on the east side.  If CreekBridge is granted 
permission to construct the North Entry Civic Plaza 
and express bus station in the TAMC right of way, 
CreekBridge will construct the angle parking on the 
west side of Del Monte as well.

Consistent with General Plan Policies 3.15 and 
3.18, Cardoza Avenue will extend into the Plan 
area to provide a link between the Specific Plan 

area and the existing city as shown in Figure 3-1, 
Roadway Circulation Plan.  The proposed street 
sections are illustrated in Appendix A. Consistent 
with the above policies in the Marina General Plan, 
a number of 90 degree turns will be created between 
the existing terminus of Cardoza Avenue and Del 
Monte Boulevard to discourage its use as a bypass 
of Reservation Road for trips to and from the State 
Route 1 and Reservation Road interchange.

Paul Davis Drive currently serves the existing 
industrial lands directly south of the western por-
tion of the Specific Plan area by providing access 
to Del Monte Boulevard via Marina Green Drive. 
The Transportation Agency for Monterey County 
(TAMC) right-of-way parallels Del Monte Boulevard 
through the Plan area.  The Specific Plan requires the 
master developer to relocate, if approved by the appro-
priate authorities, Marina Green Drive approximately 
100 feet to the north in order to create a safer inter-
section.  Consistent with General Plan Policy 4.34.1, 
the Specific Plan proposes to construct a crossing of 
the TAMC right-of-way at Golf Blvd.  

Crescent Avenue is planned to be maintained as a 
residential collector through the Plan area to accom-
modate the north/south traffic as shown in Figure 
3-1, Roadway Circulation Plan. De Forest Road and 
Beach Road are also intended to serve the Specific 
Plan area as residential collector streets.  De Forest 
Road is planned to extend into the Plan area as shown 
in Figure 3-1, Roadway Circulation Plan. The future 
Golf Blvd, which is ultimately planned to run from 
Del Monte Avenue east to Blanco Road, passes along 
the northern edge of the Specific Plan area. The pri-
mary truck access to the Industrial district is via Del 
Monte Boulevard and along the northern and east-
ern border of the project.  Trucks will be allowed to 
travel east and west along Golf Blvd, and north and 
south on Crescent Ave between Golf Blvd, and the 
Industrial area.  A tight radius curb return and a 
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“too narrow” entry onto south bound Crescent will 
prevent (discourage) trucks from traveling south on 
Crescent Ave. into the residential neighborhoods.  
Figure 3-1, Roadway Circulation Plan, illustrates the 
primary truck route through the Plan area, which will 
be posted with Truck Route signs. 

Public Transit
The master developer is working with the City, 
Monterey-Salinas Transit (MST), and TAMC to 
expand public transit serving the Plan area.  The mas-
ter developer will design and construct an “old-time” 
station canopy and Civic Plaza within the TAMC 
right-of-way, and will construct bus shelters along the 
bus route through each of the neighborhood centers, 
in cooperation with TAMC, MST and the City.   

Bicycle and Pedestrian 
Circulation
The Specific Plan includes a series of streets with 
bicycle lanes and pedestrian walkways that con-
nect to multiple destinations.  All proposed bike 
lanes are intended to provide connectivity to exist-
ing and/or proposed bicycle routes as shown in the 
2005 TAMC Countywide General Bikeways Plan 
and City’s Circulation Element.  Figure 3-2, Bicycle 
and Pedestrian Circulation, illustrates the bicycle cir-
culation and walking 
trails proposed.  There 
are approximately 2.2 
miles of new bike lanes 
proposed within the 
Specific Plan area and 
bike parking facilities 
appropriately sited.  
All of the proposed 
street sections provide 
sidewalks, promenades, or trails to encourage pedes-
trian travel between the different land uses within the 

Specific Plan.  In addition to the bicycle lanes and 
sidewalks, approximately four miles of walking/jog-
ging and promenade trails are proposed throughout 
the Specific Plan.

3.3	 Circulation Plan Goals 
and Policies

Goal 1:  On-site circulation system that 
facilitates mobility and provides for all 
modes of transportation equally and safely  

Circ Policy 1-1:  Provide a system of neighborhood 
roads that facilitate internal circulation.  

Implementation Measures

1.	 The master developer and/or individual project 
developers shall construct neighborhood streets 
and/or neighborhood alleys as shown in Appendix 
A, Street Types.  Final improvement plans shall be 
subject to review and approval of the appropriate 
City staff.  Grading plans may be issued prior to 
approval of the improvement plans.   

Circ Policy 1-2: Traffic should operate at low speeds 
compatible with pedestrian and bicycle traffic through 
the use of speed control and traffic calming measures.   

Implementation Measures

1.	 The master developer will construct the narrow 
curvilinear, slower speed neighborhood streets 
required by the general plan as shown in Appendix 
A, Street Types, where shown on Figure 3-1.

Circ Policy 1-3:  Provide access to transit.

Implementation Measure

1.	 The master developer shall consult with MST, 
TAMC and the City to identify required project-



Source: EMC Planning Group Inc. 2008, RJA and Associates 2008

Figure 3-2

Marina Station Specific Plan

Bicycle and Pedestrian Circulation
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To State Route 1

To Monterey
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wide transit improvements, bus stop locations 
and spacing, pullouts and shelter design, signage, 
etc.

Circ Policy 1-4:  Provide shade and landscaping 
on all streets and surface parking lots to improve 
pedestrian movement, calm traffic, and improve 
project aesthetics.   

Implementation Measures

1.	 The master developer, as a part of each improve-
ment plan set, shall prepare a master street tree 
planting and landscaping plan for all streets and 
alleys that describes tree spacing, landscaping, 
installation, and irrigation standards/improve-
ments. Sycamore, maple, elm, Monterey cypress, 
or similar large fast growing deep rooted tree spe-
cies will be used for street trees and street land-
scaping. The landscaping plan shall be consistent 
with Specific Plan standards and shall be subject 
to approval by the appropriate City staff.  

Circ Policy 1-5:  Encourage pedestrian circulation by 
providing clearly identifiable pedestrian circulation 
routes that connect neighborhoods, parks, recreation 
trails and facilities, commercial areas, and transit 
stops.  

Implementation Measures 

1.	 Pedestrian circulation routes shall be separated 
from vehicular traffic on all streets containing 
sidewalks consistent with the cross-section speci-
fications shown in Appendix A.  

2.	 The appropriate City staff shall review the mas-
ter developer’s circulation improvement plans to 
ensure crosswalk features are included prior to 
approval of the improvement plans. 

3.	 Refer to Appendix E for required pedestrian seat-
ing in all parks and along promenades, and at 

all transit stops. The appropriate City staff shall 
review the master developer’s circulation improve-
ment plans to ensure this feature is included prior 
to approval of the improvement plans.  

4.	 Streets, but not promenades and trails, shall have 
nighttime lighting that meets the minimum illu-
mination standards contained in Section 7.0.  
Lighting fixtures and lighting design shall be con-
sistent with Specific Plan standards. The appro-
priate City staff shall review master developer and 
individual project developer improvement plans 
for consistency with these lighting standards prior 
to approval of any final map or commercial, office 
or industrial project.  

Circ Policy 1-6: Encourage use of bicycles for inter-
nal trips and transit for local trips.   

Implementation Measures

1.	 The master developer shall include Class II bicycle 
travel lanes on type C streets, including Golf Blvd 
and Crescent Drive, and reconstruct the Class I 
bike path adjacent to Del Monte in substantial 
conformance with the street cross-section specifi-
cations and standards shown in Appendix A.

2.	 The master developer and individual project 
developers shall ensure that every park/recreation 
facility, retail, light industrial, and office use shall 
have bicycle parking available in the location 
and quantity deemed appropriate by either the 
Municipal Code or accepted industry standards 
for effective transportation demand manage-
ment at the time of certificate of occupancy or 
construction completion.  The location of the 
bicycle parking shall be reflected on improvement 
plans and be subject to review and approval of 
the appropriate City staff prior to approval of any 
building permit for a commercial, office or light 
industrial project.
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4.1	 Public Infrastructure 
and Services Plan 
Description

The Specific Plan area requires the extension of public 
infrastructure and services to serve the future neigh-
borhoods.  Infrastructure refers to water supply, water 
treatment, and water supply distribution; wastewater 
collection and treatment; and storm water collec-
tion and disposal.  Public services refer to schools, 
police and fire protection, and solid waste collection 
and disposal.  In addition to the public services and 
infrastructure needs, utility services such as electric-
ity, natural gas, telephone service, and cable television 
are also needed to serve future residents.  Figure 4-1, 
Existing Utilities and Easements, shows the locations 
of the known existing utilities and easements on or 
near the Plan area.   This section describes the infra-
structure and services needs and plan.  

Domestic Water Supply
Water supply is a continuing concern on the Monterey 
Peninsula.  The protection, conservation, and replen-
ishment of the underground water supplies are the 
main mission of the Marina Coast Water District 
(MCWD).  MCWD promotes the utilization of 
desalinized and reclaimed water, as discussed below. 
In addition, Marina Station will implement a water 
conservation program requiring low-flow toilets and 
shower heads, water efficient appliances and demand 

controlled irrigation systems in the public areas.  All 
run off will percolate into the ground.  Conservation, 
and reclaimed water use should reduce the “net” 
ground water use of the Marina Station development 
to a record low amount. Domestic water is available 
at several points along the Specific Plan boundary. 
Figure 4-2, Proposed Water System Layout, shows 
the existing and proposed water mains for the Specific 
Plan area.

Water Supply and Demand

MCWD is the water purveyor for development 
within the Specific Plan area.  MCWD’s 2005 Urban 
Water Management Plan, which includes the specific 
plan’s proposed land uses, states that MCWD has suf-
ficient water supply for the Plan area.  MCWD has 
completed and approved an SB 610 Water Supply 
Assessment and an SB221 Water Supply Verification 
for development of the Specific Plan area which 
confirms that there is sufficient water to service the 
Specific Plan area.  

Water Allocation Utilization

In 1988 and 1996, Armstrong Ranch contracted with 
MCWD and the City of Marina to provide MCWD 
and the City with the rights to the groundwater 
source under the Armstrong Ranch in return for an 
agreement that MCWD would supply all irrigation 
water needed, plus an allotment for cattle, plus an 
allotment for potable water for development of the 

4.0
Public Facilities and Infrastructure
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Armstrong Ranch. The limits on the water use do 
not apply to the “use of reclaimed water or potable 
water developed from a source other than the Salinas 
Valley Groundwater Basin or the Salinas River and its 
tributaries.”

MCWD establishes standards and procedures for 
water conservation, to reduce or eliminate the waste 
of water within the district. An additional way to 
reduce over drafting of groundwater within the dis-
trict is through the use of reclaimed or recycled water.  

Reclaimed Water Distribution and Storage

Marina Coast Water District’s Regional Urban 
Water Augmentation Project will produce approxi-
mately 1,500 acre feet of reclaimed water per year 
and 1,500 acre feet of desalinized water per year. The 
Augmentation Project would predominately serve 
the Fort Ord community; however, Marina Station 
could use up to 100 acre feet of reclaimed water. 
The Regional Urban Water Augmentation Project is 
expected to be completed by the end of 2010. 

Reclaimed water is wastewater that is treated, filtered, 
and disinfected to Health Department Standards. 
Marina Station will utilize reclaimed water for irri-
gating the large public controlled landscaped areas. 
Reclaimed water would not be used at individual resi-
dential units and its use in the commercial facilities 
would be approved on a case by case basis.   

Reclaimed water would be distributed through a 
system of “purple” pipes (purple pipe is the com-
mon term for the color of recycled water distribution 
pipes required per California Title 22, which regu-
lates recycled water production and use).  Both the 
potable water and reclaimed water distribution mains 
are anticipated to be 12 inches. Mains would be 
extended to enable access to reclaimed water at almost 
all areas where it can be used for irrigation of the pub-
lic open space and parks and will be extended into 

the industrial/office park if the City makes sufficient 
additional allocation and its safe use can be assured. 
Installation of the backbone infrastructure is a joint 
effort between Marina Coast Water District and 
Marina Station. Please refer to Figure 4-3, Reclaimed 
Water Master Plan for an illustration of the backbone 
reclaimed water storage and distribution system.  The 
master developer proposes to construct the Marina 
Station streets as “green streets” with home and street 
run off directed into numerous landscaped pockets, 
or “rain gardens,” along all streets. Cars will park on 
concrete or porous surfaces between these landscaped 
pockets. Percolation tests throughout the Plan area 
demonstrated that virtually all rain water and irriga-
tion run off could be cleaned and percolated in the 
lawns, open spaces, porous surfaces, and in the land-
scaped pockets (or rain gardens) along every street if 
the proposed “green street” concepts are approved. 

The percolated water together with conservation mea-
sures, and the use of the requested reclaimed water, 
are projected to reduce the net ground water draw 
down to a net positive recharge of the aquifer. 

Wastewater 

Wastewater Generation

MCWD provides sewer collection services to the City 
of Marina and this service will be extended to the 
Specific Plan area.  The current Wastewater Collection 
System Master Plan includes the Specific Plan area 
within its study boundary.

Wastewater Collection and Conveyance

Wastewater will be conveyed in a series of mains 
located within the alleys and streets of the Specific 
Plan.  Figure 4-4, Wastewater System Layout, illus-
trates the system of internal mains within the Plan 
area. An existing 15-inch sanitary sewer main is 
located at the terminus of Paul Davis Drive and the 
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Figure 4-2

Marina Station Specific Plan

Proposed Water System Layout 

1000 feet
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MCWD Installed Pipes

Marina Station Installed Pipes

Areas to be Served with Reclaimed Water

Native Landscape and Other Open Space
Areas Not Served by Reclaimed Water

Source: EMC Planning Group Inc. 2007
and CreekBridge Homes 2007

Figure 4-3

Marina Station Specific Plan

Reclaimed Water Plan
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Source: EMC Planning Group Inc. 2006, RJA and Associates 2006

Figure 4-4

Marina Station Specific Plan

Wastewater System Layout

1000 feet

Existing Sewer Main
Proposed 12” Sanitary Sewer
Proposed 8” Sanitary Sewer
Direction of Flow
Tract Boundary
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Specific Plan area boundary.  With the exception of 
the five units located at the end of Drew Street, along 
the Specific Plan area’s western boundary, all of the 
Specific Plan area will flow to the collection point in 
Paul Davis Drive.  The final alignment and size of the 
sewer mains will be determined during the design of 
each neighborhood.  

Directing all of the Specific Plan wastewater to the col-
lection point in Paul Davis Drive is consistent with the 
current MCWD Sewer Conveyance and Collection 
Master Plan.  MCWD’s master plan outlines two 
off-site improvement projects that are directly related 
to development of the Armstrong Ranch.  The two 
improvement projects are discussed below.

Project 11-Alternative Two.  This project consists 
of upgrading and relocating existing Lift Station #2 
from its current location, west of Dunes Drive, to 
Tate Park, east of State Route 1.  MCWD’s master 
plan specifies that this project will need to be com-
pleted by the year 2010.

Project 12.  This project consists of two separate 
pipe segments totaling approximately 1,000 linear 
feet.  The first segment is within Paul Davis Drive 
from Marina Green Drive to Healy Avenue.  The sec-
ond segment is in Abby Way downstream of Healy 
Avenue.  These improvements are projected for the 
year 2020.  

Conceptual Wastewater Treatment

Monterey Regional Water Pollution Control Agency 
(MRWPCA) provides wastewater treatment for the 
City of Marina.  The Specific Plan area was included 
in MRWPCA’s Wastewater Service Area Study 
Update in November 2003. The update indicates the 
MRWPCA has the capacity to service the Plan area 
(Wastewater Service Area Study Update, November 
2003, p. 5-68).

Green Streets

The conventional storm drain systems seen in Marina 
to date collects the rain which falls on the impervious 
streets, roofs and walks and directs the run off into a 
gutter where it is transported via storm drain pipes 
and discharged into a central percolation pond where 
the water percolates into the ground.

The conventional centralized retention pond storm 
drainage system is being replaced in Marina Station 
by a more environmentally sustainable disbursed per-
colation system where the run off is collected close 
to the source and directed into numerous small  very 
shallow retention areas to percolate into the ground.  
The surface area of these “rain gardens” far exceeds the 
surface area of the standard centralized pond, there-
fore the water depth does not warrant a fenced.

Marina Station is blessed with sandy soils which per-
colate water at 22 inches per hour, compared to clay 
soil which percolates water at only ½ inch per day 
(Geotechnical Report, LandSet, 2006). 

In Marina Station the rain that falls on the roofs and 
sidewalks on each lot will be directed into the land-
scape areas of that lot where it will be cleaned and 
percolated into the ground.  Any excess run off from 
large storms will run off the lot onto the street and 
then into the rain gardens.  The water which falls 
on impervious portions of the alleys and streets in 
Marina Station will be collected in numerous 15 foot 
by 20 foot or larger rain garden areas placed along 
both sides of the street.
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Green Street in SW Frankfurt Germany similar to Green Streets propsed in Marina Station
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Each rain garden will contain a street tree and 
drought tolerant landscaping.  Minimal landscape 
maintenance procedures will be required to be per-
formed by a professional crew, not the homeowner.  
An added advantage to the rain gardens is the visual 
appeal of these numerous planter areas extending into 
the street.  These type of landscape bulb outs visually 
“narrow” the street and have proven to be an effective 
way to slow traffic and make streets safer.

Storm Drainage 

Existing Drainage

The existing drainage basins for the Specific Plan area 
were identified using design level aerial photography.  
The Plan area consists of a series of closed basins cre-
ated by the undulating topography where all precipi-
tation percolates into the soil.  There are no defined 
drainage courses that leave the Plan area and there are 
no storm drain lines that serve the Plan area.  

In very large storms, some of the rain gardens may 
not be able to percolate all of the incoming rain water.  
Some of the run off may overflow a rain garden and 
continue down to the next rain garden.  As a backup 
safety measure, an emergency storm drain collection 
system may be installed to collect the excess run off 
and pipe it to shallow landscaped open space areas 
shown on Figure 4-5.  The existing small retention 
pond serving the Paul Davis Drive neighborhood will 
be closed and the water will be piped to the large foot-
ball field size open space nearby on Marina Station.  
The water depth in this area should not exceed a few 
inches in a 100 year storm.  This area can be used as 
an informal area for field sports at all other times.  

Storm Water Generation and Collection 
Infrastructure 

The City of Marina requires that the runoff from a 10-
year 24-hour storm be retained onsite and disposed of 

on-site via percolation.  To satisfy this requirement, 
all runoff generated within the Plan area will be per-
colated between the street edge and sidewalk via a 
“green street” design shown in Figure 4-5.    Figure 4-
5, Green Street Storm Drainage System, illustrates the 
storm water collection system for the Specific Plan.  
The system will consist primarily of storm water land-
scaped pockets, called rain gardens, along most streets 
and in many parking areas.  These areas will clean and 
percolate all storm and irrigation runoff.  

Storm Water Quality

Development of the Plan area will increase the 
amount of storm water runoff pollutants such as 
sediment, nutrients, bacteria, oil and grease, heavy 
metals and debris.  In addition to City standards for 
retaining and disposing of storm water, storm water 
discharges are regulated under the Federal Clean 
Water Act through the National Pollutant Discharge 
Elimination System (NPDES).  The NPDES pro-
gram describes how storm water discharges are to 
be managed to reduce water pollution.  Prior to 
construction, landowners/developers must obtain a 
permit.  Use of storm water retention facilities is a 
best management practice (BMP).  In addition to 
accepting the Plan area’s storm water discharge, the 
landscaped percolation pockets, or “rain gardens” 
can successfully remove high levels of particulates 
and dissolved pollutants.  The rain gardens will also 
provide the added benefit of ground water recharge 
in an area where recharge is important to protect 
against seawater intrusion. 

Schools
The project site is presently located within the 
North Monterey County Unified School District 
(NMCUSD).  The closest NMCUSD school to 
the Plan area is approximately six miles away, in 
Castroville. However, Olson Elementary School, a 
MPUSD school, is located immediately adjacent to 
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the Plan area. An application has been made to trans-
fer the Marina Station property to the Monterey 
Peninsula Unified School District (MPUSD).  
MPUSD and NMCUSD are working jointly to 
resolve this issue in the near future.

The NMCUSD operates four elementary schools 
(grades K-6), a middle school (grades 7-8), a high 
school, two alternative education facilities. The middle 
school and high school are both located in Castroville. 
The District offers preschool programs and extended 
day classes and other after-school programs to sup-
port student academic achievement. Current student 
enrollment within the District is approximately 4,500 
students.

Using student generation rates provided by the 
MPUSD, buildout of the Specific Plan is anticipated 
to generate approximately 516 school-aged children 
or 885 school age children using NMCUSD’s student 
generation rates.  

The MPUSD currently operates four K-5 elemen-
tary schools, seven K-6 elementary schools, two 
K-8 schools, two middle schools (6-8), three high 
schools, and a continuation school. The MPUSD 
also provides after-school and childcare programs, 
adult education, and independent study. Total stu-
dent enrollment for the 2004-05 school year was 
10,252. The City, MPUSD, and several develop-
ers, including the master developer, have negotiated 
a memorandum of understanding regarding school 
mitigation.  Approximately two acres of the Plan 
area will be reserved for future expansion of Olson 
Elementary School, which will likely be a part of 
that agreement. The reserved two acres is located 
in the southwestern most corner of the Plan area, 
adjacent to the existing Olson Elementary school.  
Figure 2-1, Land Use Plan, in Section 2.0, shows the 
location of the school expansion site.  

Public Safety
The City of Marina provides police and fire ser-
vices to all parts of the city.  The Police Department 
maintains at least three officers on patrol at all times 
(Rachel Anderson, Marina Police Department, 
Personal Communication, December 14, 2005).  
The Police and Fire 
Departments’ stan-
dard for emergency 
response is three to 
four minutes.  The 
Specific Plan area falls 
within the maximum 
response time stan-
dard  Marina Station 
will incorporate the 
City’s Crime Prevention through Environmental 
Design (CPTED) provisions.

Solid Waste 
The Specific Plan area lies within the City of Marina 
service area.  Solid waste would be disposed of at the 
Monterey Regional Waste Management District’s 
(MRWMD) landfill site located north of the city, 
within the Marina Planning area.  The landfill has a 
total capacity of 42 million tons, with an available 
refuse capacity of 34 million tons.  The capacity is suf-
ficient to accommodate waste management needs in 
the service area for approximately 90 years (City of 
Marina 2000 General Plan, as amended through May 
2005).

The city also provides for curbside recycling for single-
family residences through a franchise agreement with 
a private hauler.  At present, this provides for close to 
a 50 percent waste-stream diversion. 



Source: EMC Planning Group Inc. 2006, RJA and Associates 2006

Figure 4-5

Marina Station Specific Plan

Storm Drainage System Layout

1000 feet

Proposed Storm Drain
Direction of Flow
Tract Boundary
Proposed Percolation Area
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Energy

Solar Energy

As long as the subsidy and tax credit program in effect 
as of January 2006 continues at current levels, every 
single-family home will be equipped with a 16 photo-
voltaic panel system, which will supply approximately 
70 to 80 percent of the electric needs of each home. 
Thirty percent of PG&E’s electric power is supplied 
by hydro, wind, geo-thermal, and other non-pol-
luting sources. Therefore; the electrical needs of the 
homes should not contribute to air pollution or global 
warming.

Electric and Gas Services

Pacific Gas and Electric (PG&E) provides electricity 
and gas services to the City of Marina.  It is antici-
pated that PG&E would extend their services to the 
Specific Plan area under a franchise agreement with 
the city.  

Telephone and Cable Services

SBC provides telephone services and Comcast Cable 
provides cable television to the City of Marina. Both 
companies as well as other local service providers offer 
internet services.  The services of both companies 
would be extended to meet the needs of the Specific 
Plan area.  Residents would be allowed to choose 
between SBC and Comcast Cable for telephone, cable 
and internet services.  

4.2	 Public Facilities and 
Infrastructure Goals 
and Policies

Goal 1: Adequate water supply, wastewater 
collection and treatment, and storm 

drainage infrastructure to meet the 
demands of the Plan area. 

PF Policy 1-1: Ensure sufficient water supply for the 
buildout of the Plan area.

Implementation Measure

1.	 The Marina Coast Water District, in its SB610 
Water Supply Assessment and SB221 Water 
Supply Verification, determined that there is an 
adequate water supply to serve the Specific Plan 
area. No further implementation measures are 
needed.   

PF Policy 1-2:  Construct a water supply system that 
expands on and is integrated with the existing system 
and meets the needs of future project developments. 

Implementation Measures 

1.	 Individual project developers shall install water 
supply system improvements within the bound-
aries of their individual projects that tie into the 
backbone infrastructure system, which shall be 
installed by the master developer. Water supply 
improvement plans shall be subject to review and 
approval of the MCWD for consistency with the 
master water supply plan and related MCWD 
standards prior to city approval of a final map, 
commercial, office or light industrial project for 
development within the Plan area. 

2.	 As a part of the final map improvement plans, the 
developer shall grant easements for the MCWD 
to maintain water supply and wastewater collec-
tion mains to be located in dedicated city collec-
tor roads.  

PF Policy 1-5:  Construct a storm water collection 
and disposal system that ensures percolation of storm 
drainage from storm water generated within the Plan 
area.   
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Implementation Measures

1.  The master developer prepared a detailed master 
storm drainage plan as a part of this specific plan 
that identifies backbone collection and reten-
tion infrastructure needed to serve development 
within the Plan area.  Any improvement plans 
shall incorporate use of structural and institu-
tional best management practices for storm water 
quality management and to prevent soil erosion.  
The improvement plans shall be subject to review 
and approval by the appropriate City staff. 

2.	 Individual project developers shall install storm 
drainage collection improvements within the 
boundaries of their individual projects and which 
tie into the backbone storm drainage infra-
structure system. Storm water collection system 
improvement plans for individual projects shall 
be subject to review and approval of the appropri-
ate City staff prior to city approval of any com-
mercial, office or industrial project.

PF Policy 1-6:  Utilize best management practices to 
minimize surface water quality degradation from dis-
charge of storm drainage.  

Implementation Measure

1.	 The master developer shall prepare and sub-
mit a storm water pollution prevention pro-
gram application to the Central Coast Regional 
Water Quality Control Board and the appropri-
ate City department to secure a NPDES General 
Construction Permit for the entire project site.  
Each individual project developer shall incorpo-
rate the structural and institutional best man-
agement practices identified in the storm water 
management plan in improvement plans for their 
respective projects.  The appropriate City staff 

must review these plans to ensure inclusion of the 
practices prior to approval of a building permit 
for that phase. The city should monitor imple-
mentation of the measures.

Goal 2:  Essential public services to meet 
the needs of future residents  

PF Policy 2-2:  Provide and maintain public safety 
services that are adequate in manpower, equipment, 
and resources to respond to emergencies and calls for 
service within the Plan area and that meet the three 
to four minute response time of the City of Marina 
Police and Fire Departments.   

Implementation Measure

1.	 The master developer and/or individual project 
developers shall pay the public safety impact fees 
to the city consistent with the city’s fee program. 
Fees shall be paid prior to receiving a building 
permit for each residential unit, commercial, 
office or industrial building or as otherwise stipu-
lated in the fee ordinance.

PF Policy 2-3: Ensure adequate availability of solid 
waste disposal services.

Implementation Measure

1. 	 Prior to City approval of any final map or com-
mercial project, the master developer or indi-
vidual developer shall obtain verification from 
Carmel-Marina Corporation that it can provide 
solid waste collection services to meet demand 
from build out of the Plan area. Waste collec-
tion services shall be financed through the most 
recently adopted fee program of Carmel-Marina 
Corporation. 
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PF Policy 2-4: Ensure availability of recycling, reduc-
tion, and reuse programs.

Implementation Measure

1.	 The master developer or individual developer(s) 
shall distribute, to all home buyers, the educa-
tional program provided by the service providers 
as a citywide recycling effort.
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Marina Station will be a leading example of Sustainable 
Community Design with many special features of a 
green community including, green streets, equipping 
all single-family homes with solar energy panels (as 
long as the January 2006 subsidy and tax credit pro-
gram remains in effect at current levels), recirculat-
ing hot water systems and high-efficiency appliances. 
Future development of the Specific Plan area will gen-
erate an additional demand for open space resources 
and recreational amenities in the City of Marina. The 
Specific Plan addresses these issues through policies 
and implementation measures that promote sensitiv-
ity to open space and natural resources.  

This section addresses the preservation of agricultural, 
biological, and aesthetic resources as well as address-
ing possible hazards associated with the Marina 
Municipal Airport. 

5.1	 Sustainable 
Community Design

Sustainable communities that incorporate the princi-
ples of smart growth and green building technologies 
better serve the needs and desires of today’s residents 
and the needs of future residents. The Specific Plan 
responds to these principles in a number of ways, dis-
cussed below. The Specific Plan also recognizes the 

importance of an economically viable community, 
which provides the means to implement and main-
tain sustainability and fosters opportunities for resi-
dents to establish, maintain and advance themselves 
financially. Sustainability is defined by the American 
Planning Association as “the capacity to equitably 
meet the vital human needs of the present without 
compromising the ability of future generations to 
meet their own needs by preserving and protecting the 
area’s ecosystems and natural resources.” It’s ecological 
and energy conscious objectives can be implemented 
in such a way as to foster a more livable community. 
In its Policy Guide on Planning for Sustainability, the 
American Planning Association identifies four objec-
tives for sustainability:

Objective 1: Reduce residents’ and workers’ 
dependence on fossil fuels, and other non-renewable 
natural resources.

5.0	
Open Space, Resource 	

Conservation, and Hazards
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Marina Station will meet this objective through:

•	 Provision of jobs in close proximity to house, 
minimizing the need to drive.

•	 Provision of a mix of community uses within 
walking and biking distance of each other.

•	 A pedestrian/bikeway system that encourages the 
use of non-motorized modes of transportation.

•	 Creation of human scaled and pedestrian friendly 
streets and public space.

•	 Provision of opportunities for home-based occu-
pations. 

•	 The use of photovoltaic panels may provide 
approximately 70 to 80 percent of the electrical 
use of the average homeowner.

•	 Landscape and park elements that utilize native 
and drought tolerant vegetation wherever appro-
priate.

•	 The use of energy efficient light fixtures through-
out the site design.

•	 Easy access to both local and regional serving 
transit within the Plan area. 

Objective 2: Reduce residents’ and businesses’ depen-
dence on chemicals and other manufactured sub-
stances that can accumulate in nature.

Marina Station will meet this objective through:

•	 Creation of large native landscape areas that min-
imize the use of water, pesticides, and herbicides.

•	 Provision of proper disposal and recycling facili-
ties for demolition and construction waste.

Objective 3: Reduce residents’, businesses’ and devel-
opment’s encroachment upon nature.

Marina Station will meet this objective through:

•	 Reduction of the ground water draw down to 
approximately net zero through conservation, per-
colation, and use of requested reclaimed water.

•	 Provision of low-flow water fixtures and water 
conserving irrigation systems.

•	 Management and retention of storm water in a 
way that restores the quality of on-site run-off 
and percolates virtually all of the run off to the 
underground aquifers.

•	 Use of reclaimed water.

•	 Reduction of impervious paving surfaces through 
narrow streets and the use of “rain garden” spaces 
within the green streets.

•	 Creation of a green space network within the 
community.

•	 Incorporation of native and drought tolerant 
landscaping.

Objective 4: Meet human needs fairly and efficiently.

Marina Station will meet this objective through:

•	 Provision of a wide range of housing options 
including affordable housing.

•	 Location of housing near services, employment 
centers and recreational opportunities.

•	 Provision of access to transportation alternatives 
within easy walking distance.
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Economic sustainability will come from the develop-
ment of a community that creates a variety of jobs 
and tax revenue sources. Retail and service jobs in the 
retail and hospitality areas provide for both entry-level 
and management jobs, which enable those businesses 
to generate significant amounts of sales, occupancy 
and property tax revenues to support various govern-
mental operations.

The Marina Station Business Park will provide oppor-
tunities for businesses which provide higher paying 
professional and technical jobs to locate in Marina.  
CSUMB has powerful programs in oceanography, 
cyber technology and an emerging business school 
that will facilitate the attraction of new businesses to 
the area, businesses that historically provide well pay-
ing jobs and career opportunities.  The Marina Station 
Business Park is in the center of the Plan area, within 
easy walking distance of homes, restaurants, services 
and downtown Marina.

Creative implementation of the sustainability prin-
ciples listed above will create a community at Marina 
Station where the mix of land uses are amenities for 
each other, as well as for the overall community of 
Marina. These livability design aspects include:

•	 Creating a community garden with multiple 
benefits.

•	 Creating unique sense of community and place.

•	 Providing mix of land uses within each neighbor-
hood.

•	 Utilizing narrow, curvilinear streets which empha-
size and protect pedestrians and bicyclists, and 
traffic calming elements such as roundabouts, 
which make the circulation experience pleasant, 
safer and less intrusive to residents and visitors.

•	 Linking of homes, places to work, greenbelts, a 
future transit corridor and bicycle connections 
into three compact neighborhoods promotes 
walkability.

•	 Providing linkages to the surrounding commu-
nity and CSUMB campus wherever possible, par-
ticularly the California coastal trail from Pacific 
Grove to Moss Landing.

•	 Providing shopping, employment and recre-
ational opportunities within a 5-10 minute walk 
can reduce dependence on the automobile.

•	 Clustering of retail, service and high density hous-
ing uses within easy walking distance of planned 
Transit facilities.

•	 Providing a wide range of housing opportunities 
— including rental housing — to fairly meet the 
needs of different lifestyles and income levels.

Green Building
Green building techniques can enhance the success of 
a sustainable community. A three-tiered approach to 
green building design and construction is envisioned.

The first tier involves the design and construction of 
high profile public spaces. Emphasis is placed on pub-
lic space planning and design that maximizes solar 
exposure to the public spaces while minimizing the 
effects of the frequent chilly ocean winds by surround-
ing these spaces with two, three, and four story mixed 
use buildings. Materials and energy systems that are 
earth friendly will be incorporated.

The second tier involves a commitment to sustain-
able green building techniques. The technology exists 
to create buildings that are smarter, more energy effi-
cient and healthier than those of the past. Homes and 
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commercial buildings built at Marina Station will 
incorporate many of the environmentally beneficial 
building and energy saving techniques available. All 
new single family homes will be constructed to meet 
California Title 24 requirements for energy efficiency 
and will, in addition, at a minimum be wired for solar 
energy.  All single family homes will also be equipped 
with solar electric panels as long as the January 2006 
subsidy and tax credit program remains in effect at 
current levels.  If these subsidies decrease, every pur-
chaser of a new single family home will be offered on 
optional upgrade to purchases solar panels.

Green building techniques for Marina Station resi-
dential will include:

•	 Recirculating hot water systems that will reduce 
water consumption.

•	 Every single-family home will be equipped with 
High-Efficiency Clothes Washers: known as High 
Efficiency, Front Loading or Horizontal Axis 
these clothes washers all produce significant water 
conservation as well as energy saving. Estimates of 
annual water savings are approximately 8,000 gal-
lons per year for a family of four. Many of these 
machines will also reduce energy consumption 
by using less hot water and because they feature 
higher spin speeds, the clothes come out of the 
washer with lower moisture content and require 
less drying time.

•	 High Efficiency Dish Washer: A typical dish-
washer uses an average of about 9.3 gallons per 
load (Mayer, et. al. 1999). High-efficiency dish-
washer models save about 1,250 gallons of water 
per year per house and use less energy than the 
standard models.

•	 Recycled Water: Subject to the potential avail-
ability of recycled water, a separate distribution 
system to deliver recycled water appropriate for 

irrigation of parks, street medians and commer-
cial landscaping will be constructed.

The third level of Marina Station’ three-tiered 
approach involves a series of options provided to the 
home buyer. These options will include environmen-
tally preferable upgrades at a reasonable cost that 
promote the use of recycled content materials, more 
energy efficient heating systems and renewable energy 
systems. The options may include:

•	 Countertops of recycled glass, concrete or bio-
based products, etc.

•	 Floors of bamboo, natural linoleum, salvaged 
wood, recycled content carpets, etc.

•	 Light fixtures of dimmable compact fluorescent 
lamps and occupancy controls.

•	 HVAC options for higher efficiency equipment

•	 Solar options for water heating and larger photo-
voltaic systems.

•	 Low voltage exterior lighting.

Sustainable Landscaping 
Principles 		 	
One of the major driving criteria for all aspects of the 
landscape design is selecting and using materials in 
a thoughtful and sustainable manner. The land plan 
establishes a vibrant community that integrates living 
and working environments, recreation opportunities, 
and circulation and infrastructure. The arrangement 
of the uses on the land is a direct response to the land 
uses and circulation, site topography and land form, 
and site environmental factors.

The neighborhoods, retail and commercial centers, 
recreation and work environments are all linked 
together by an extensive network of pedestrian and 
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bicycle trails, and slow speed pedestrian and bike 
friendly streets, together creating a viable and attrac-
tive alternative to driving.

The desire to create a community in accordance with 
green building principles influences the decisions 
regarding the landscape design, recreational program-
ming and physical layout of each development area. 
The selection of construction materials, planting and 
irrigation design are influenced by the need to design 
in response to the climate and environmental condi-
tions present in the City of Marina. This constraint 
also creates an opportunity to create an aesthetic that 
reflects the unique beauty and sense of place that is 
one of the main attractions to living on the Monterey 
Peninsula.

The use of recycled water in the landscape design 
for the large public spaces acknowledges that the 
first use water supply is limited. Plant materials have 
been selected that have low water requirements and 
that thrive in the coastal conditions present on the 
site. Extensive use of native and naturalizing species 
is proposed, which will reduce water demands and 
adapt well to the soil and wind conditions. This plant 
palette used in combination with preserved trees will 
quickly establish the community as an integral part 
of the Monterey Bay Peninsula, yielding benefits in 
terms of visual quality and biological integration.

Outdoor areas will be landscaped using predomi-
nantly native and drought tolerant plants, with turf 
used for the play fields which will be irrigated with 
recycled water when available.  All parks utilizing 
recycled water for irrigation will be posted as such.  
Irrigation controls will be state of the art in all pub-
lic landscaping (including, but not limited to parks, 
medians and other associated public spaces) to mini-
mize water usage, such as Evapotranspiration (ET)-
Based Irrigation Controllers. These provide localized 
information to control the application of irrigation 

water to match climatic requirements and plant needs.  
Evapotranspiration is the combination of water that is 
evaporated and transpired by plants as a part of their 
metabolic processes. Significant amounts of water 
are conserved by irrigating at the rate and schedule 
required to meet a plants needs rather than the typical 
clock schedules now in common use. ET controllers 
are available from a variety of suppliers and can be 
installed in  commercial and municipal applications.  
Multi-station irrigation controllers will be used in the 
single family homes.

Existing Tree Preservation

This Specific Plan and the community design stan-
dards for Marina Station embraces the philosophy 
that existing trees and native vegetation are an impor-
tant resource in the Marina community that should 
be preserved to the greatest extent practicable. Except 
for two trees at the end of DeForest Avenue, the large 
row of trees along Beach Road, which are of significant 
historic, and ecological value and horticultural quality 
will be preserved and maintained and enhanced as an 
integral part of the site and landscape development.

Irrigation Systems

A master planned development of this scale provides 
an excellent opportunity to create an irrigation sys-
tem for the public spaces that can be managed in a 
very efficient manner. Use of the following measures 
is encouraged: centralized controllers, on-site weather 
information, water sensors in the soil, and efficient 
emitter and spray nozzles.

Park Design

The parks have been located in such a way to provide 
a variety of recreation opportunities in close proxim-
ity to residential and commercial areas to encourage 
walking to those sites. The numerous active parks 
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contemplate utilizing recycled water irrigation for 
active sports and playfields. Portions of the parks and 
open spaces shall include native vegetation to stabi-
lize the slopes and create shelter for passive uses. The 
intent is to install recycled water irrigation systems to 
help establish these plantings, so that they later thrive 
without supplemental watering.

The design guidelines for site furnishings will incorpo-
rate recycled materials wherever possible. Innovative 
green materials, such as permeable reinforced crushed 
stone paving and porous concrete, are two of the 
encouraged materials for the parking areas and path-
ways within the park system. Tot lot areas will be sur-
faced with recycled rubber materials to provide a safe 
and ecological environment for children to play in.  
Permanent bathroom facilities will be provided in the 
Windy Hill Neighborhood Park, the central Soccer 
Park, and the Del Monte Baseball Park at the end of 
Marina Green Drive and in the most westerly soccer 
park in phase eight.  Consideration will be given to 
including an off-leash “dog park.” See Appendix E for 
park specifications.

Landscape Design

The landscape design incorporates site drainage and 
infiltration as an integral part of the site development 
as described in Section 4.2. The intent is to improve 
the water quality as storm water is filtered through 
planted areas wherever possible. The project will use 
bioswales and small numerous water retention areas 
along most streets and parking areas to reduce the 
need for conventional storm drainage piping systems. 
The deep, sandy soils found on the Marina Station 
site allow for rapid absorption of the storm water and 
recharge of the underground aquifers. They also pro-
vide extensive use of progressive methods to improve 
environmental quality and reduce the impact of site 
development on the existing infrastructure.

The lighting design for the project should provide 
a comfortable level of illumination that meets the 
community’s needs for use and safety and respects the 
needs of wildlife. High efficiency fixtures and sophis-
ticated optics are specified to direct light where it is 
needed without creating excessive glare. Energy effi-
cient lamps are used to minimize energy use and lamp 
replacement. Lights are placed where they are needed 
for specific uses, rather than to a continuous foot-can-
dle requirement across the site, allowing for the appre-
ciation of the dark sky in the residential neighbor-
hoods. The result is that the quantity of fixtures and 
the total energy required is reduced over conventional 
communities. This has the benefit of creating a better 
quality of life, an improved aesthetic, while preserving 
precious energy and maintenance resources.

5.2	 Parks and Recreation
The Specific Plan includes a variety of parks and 
recreational resources as shown in Appendix E 
Specifications for Marina Station Park Facilities.  As 
mentioned in Section 2.0, Land Use Plan, the Specific 
Plan includes formal neighborhood and pocket parks, 
as well as passive recreation open space areas known as 
linear parks, all within a few blocks of every home and 
business.  A total of approximately 55.7 acres of active 
and passive recreational areas are provided within the 
Plan area, which exceeds the City’s requirement of 
20.5 acres of parkland/open space.  The Specific Plan 
includes 55.7 acres of formal parks, including two 
acres for Olson Elementary School playfield expan-
sion, and linear parks and includes miles of prome-
nades and trails located around the edge of the Plan 
area. Upon buildout of the Plan area, Marina Station 
will constitute 16 percent of the City’s population and 
will have contributed 34 percent of the City’s park-
land and open space.  
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Formal Parks
Formal parks within Marina Station will include 
small sub-neighborhood pocket parks, neighborhood 
parks, playfields, playgrounds, and a large civic plaza.  
Formal parks are dispersed throughout the Specific 
Plan area.  Figure 2-1, Land Use Plan, shows the loca-
tions of the formal parks and Appendix E presents the 
specifications for the park design.  The land dedicated 
to formal parks will include the following park types.  

Sub-neighborhood.  A sub-neighborhood park is a 
small-scale passive and active area for informal play 
and relaxation close to the place of residence.  These 
contain small common open space areas available to 
the public. The service area is typically within 660 feet 
of housing units served. Marina Station will exceed 
the city standard of 0.2 acres per 40 housing units.  

Playground/Tot Lots.  A playground/tot lot is a play 
area for active and passive recreation needs of pre-
school and elementary-school children.  The service 
area is typically within 1,200 to 1,500 feet of hous-
ing units served. Marina Station will exceed the City 
standard of 1.3 acres per 360 housing units (or 1,000 
residents).

Neighborhood Park.  A neighborhood park is a pas-
sive landscaped area for relaxation, picnicking, and 
other forms of socializing.  The service area is typically 
within 1,200 to 1,500 feet of housing units served.  
Marina Station will exceed City standard is 0.5 acres 
per 360 housing units (or 1,000 residents).

Playfield.  A playfield is an active, turfed play fields 
suitable for softball, baseball, football, soccer, and 
other field sports.  Marina Station will exceed the 
City standard of 0.5 acres per 360 housing units (or 
1,000 residents).

Community Park.  A community park is a passive 
landscaped area for relaxation and accommodation of 
large-scale groups for social, cultural, or other com-
munity-oriented events.  A large 2.9 acre civic plaza  
(including TAMC right of way) will be created in the 
center of the Del Monte Boulevard Neighborhood 
Center, and will exceed the City standard is 0.25 
acres per 360 housing units (or 1,000 residents). The 
civic plaza will function as a city wide activity center 
for such uses as farmer’s markets, ethnic festivals and 
music concerts.  

Linear Parks (Open Space)
Linear parks are open space areas with drought toler-
ant landscaping.  These areas are open to recreation 
such as walking/jogging, picnicking, reading, etc.  
The linear park system of the Specific Plan forms a 
greenbelt around the Plan area.   This area will remain 
undeveloped.  Figure 2-1, Land Use Plan, shows the 
linear park system.  Approximately three miles of 
promenades and trails are located throughout the 
Plan area within the linear parks.  

Corner of Civic Plaza in Alsfeld Germany which is similar to the  
Civic Plaza proposed in Marina Station
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Promenade/Trail System
The promenade/trail system provides a sense of com-
munity by linking the neighborhoods in the Plan area 
to open space areas, parks, and neighborhood centers.  
The promenades and trails will be eight to fourteen 
feet wide.  Amenities such as benches, trash recepta-
cles, and dog waste stations would be included along 
the promenades and trails.  The promenades and bike 
paths would be surfaced.  

5.3	 Biological Resources
The Specific Plan area contains four predominant 
habitat types: coastal dune scrub, native grassland, 
California annual grassland, and wet meadow. Coastal 
dune scrub is found interspersed with grassland 

throughout much of the Specific Plan area. Patches 
of native grasslands are more prevalent west of Del 
Monte Avenue. Two depressions located west of Del 
Monte Avenue are considered wet meadows.

The California Natural Diversity Database (main-
tained by the California Department of Fish and 
Game) lists a number of special status species that 
may occur in the project vicinity. In addition to spe-
cial status species, sensitive habitats are present within 
the Specific Plan area. Sensitive habitats are defined by 
local, state, or federal agencies as those habitats that 
support special status species, provide important hab-
itat values for wildlife, represent areas of unusual or 
regionally restricted habitat types, and/or provide high 
biological diversity.  Further discussion regarding bio-
logical resources can be found in the Environmental 
Impact Report (EIR) for this Specific Plan. 

5.4	 Agricultural Resources
There is no prime farmland or farmland of statewide 
importance within the Plan area.  The area is desig-
nated grazing land and has been historically used for 
grazing cattle.  Development of the Plan area would 
not conflict with General Plan goals and policies to 
conserve agricultural resources.  By using the land in 
an efficient manner, Marina Station will provide 10.2 
homes per net residential acre as compared to approx-
imately six units per net residential acre in a conven-
tional development. This relieves some of the popula-
tion pressure on the remaining agricultural lands in 
the County.

5.5	 Aesthetic Resources
The Specific Plan area is located within a scenic area 
of Marina.  General Plan policy 4.126.3 identifies 
State Route 1 as scenic with views of the inland hills.  
Development along the ridgeline of the Marina dunes 

Heavily used promenade connecting parks, hotels, residential and office uses 
along the promenade. Marina Station will have several of these promenades.
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is restricted.  No development is proposed on the 
ridgeline of the Marina dunes within the Plan area.  
Linear parks are proposed along the perimeter of the 
Plan area so as to conserve the visual integrity of the 
area and surrounding landscape.  Development within 
the Specific Plan area will be sited and designed to be 
visually pleasing and compatible with the surrounding 
areas. The numerous native Monterey Cypress trees to 
be planted in the large greenbelt along State Route 1 
will help mask the development from this highway. 

5.6	 Cultural and Historical 
Resources

The General Plan EIR identifies the majority of the 
Marina Planning area east of State Route 1 as having a 
moderate potential for the presence of archaeological 
resources, which includes the Plan area.  The General 
Plan does not identify any historical resources being 
located within the Plan area however, as mentioned 
in Section 1.0, Introduction, the Monterey-Salinas 
Valley Railroad ran through the Plan area during 
the later part of the nineteenth century through the 
early part of the twentieth century. Further discussion 
of the cultural and historical resource issues may be 
found in the Specific Plan EIR.

5.7	 Hazards

Airport Land Use Compatibility

In 1996 the Monterey County Airport Land Use 
Commission (ALUC) adopted protection zones based 
on standards in effect in 1996. Noise modeling was 
prepared using an early version of the FAA’s Integrated 
Noise Model. The adopted Marina Municipal Airport 
Comprehensive Land Use Plan was based on these 
standards and assumed an extension of the runway to 
5,240 feet long. The proposed runway expansion is 

consistent with the 1997 Marina Municipal Airport 
Layout Plan.

In 2002, the Caltrans Division of Aeronautics 
released an update of its California Airport Land Use 
Planning Handbook (Handbook). The Handbook 
provides safety zone standards for different types of 
general aviation runways based on new criteria. The 
safety zones adopted in the ALUC’s Marina Airport 
Comprehensive Land Use Plan were developed prior 
to the 2002 Handbook and before these new standards 
were adopted.  The 2002 Handbook now contains the 
best available information regarding establishment of 
safety zones.  Additionally, in 2005 AMBAG updated 
aviation forecasts for the Marina Municipal Airport 
as well as other airports in the AMBAG region. Those 
forecasts have a planning horizon of 2025.

Early in 2006 the City of Marina retained an airport 
consultant to assist with an update of the Marina 
Airport Comprehensive Land Use Plan, due to the 
recognition that the currently adopted 1996 plan is 
obsolete in terms of forecasts, noise modeling software 
and statewide adopted safety zone methodology. The 
updated plan is necessary for the City and ALUC to 
make current and responsive evaluations of land uses, 
safety and development in the Marina Municipal 
Airport environs. Additionally, Public Resources Code 
section 21096 requires the City to use the Handbook 
as a technical resource in conducting environmental 
review of proposed projects in connection with air-
port-related noise and safety compatibility issues.

The eastern portion of the Specific Plan area is as 
close as 0.8 mile from the end of the planned runway 
extension at the Marina Municipal Airport.  Figure 
5-1, Airport Safety Zones, shows the location of the 
Plan area in relation to the existing airport.  The safety 
zones identified on Figure 5-1 are based on the air-
port master plan future runway (approximately 5,240 
feet long and 100 feet wide) and the current 2002 
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Cal Trans Airport Standards.  Portions of the Specific 
Plan area are overlaid by Zone 4 (Outer Approach/
Departure Zone) and Zone 6 (Traffic Pattern Zone). 
The land use plan was designed so that the extended 
runway centerline and the “Outer Approach / 
Departure Safety Zone” overlay only the industrial 
and office portion of the Plan area.  

Development of the industrial and office areas which 
underlie the future Safety Zones 4 and 6 will be 
impacted by restrictions adopted by the FAA.

Pursuant to FAA regulations, should the runway be 
extended, all new construction within the industrial 
and office zones shall comply with Title 14 of the 
Code of Federal Regulations CFR Part 77. Should 
any new construction fall within the parameters as 
prescribed by Form 7460-1, Notice of Proposed 
Construction or Alteration, said form shall be filed in 
conformance with FAA regulations.

Based on the 2002 Caltrans standards, if the runway 
is extended to 5,240 feet, approximately 62 acres of 
the Specific Plan area will be within the airport’s Zone 
4, “Outer Approach / Departure Safety Zone”.  In 
addition, if the runway is extended, the Windy Hill 
Park neighborhood and the Soccer Park neighbor-
hood would lie within the Zone 6, “Traffic Pattern 
Zone”.  The Marina Station Specific Plan will restrict 
development within these two zones to levels consis-
tent with applicable standards and policies.  

Noise modeling was prepared using an early version 
of the FAA’s Integrated Noise Model. Noise con-
tours in the draft 2006 Marina Municipal Airport 
Comprehensive Land Use Plan indicate that the 65 
and 60 CNEL noise contours for year 2025 are well 
within the airport property and runway environment 
and well outside of the Plan area. Therefore, airport 
noise is not a concern relative to the Specific Plan.

On April 23, 2007 the Monterey County Airport 
Land Use Commission recommended approval of the 
Marina Station Specific Plan with conditions. The 
conditions are provided in Appendix B.

Geologic 

The Specific Plan area is located in a high seismic 
shaking hazard area (Marina 2000 General Plan, 
Figure A-3).  Landset Engineers, Inc. prepared a Soil 
Engineering Feasibility Investigation for the Plan area 
in December 2003.   They determined that soils con-
ditions and geologic hazards within the Specific Plan 
area do not present significant constraints to develop-
ment with implementation of standard engineering 
design of structures and infrastructure improvements.

5.8	 Open Space, Resource 
Conservation, and 
Hazards Goals and 
Policies 

Goal 1: Promote green building techniques 
in order to promote sustainability.  

OS Policy 1-1:  Create buildings that are more energy 
and water efficient and healthier than those in the 
past.  

Implementation Measure

1.	 The master developer and/or individual devel-
opers shall incorporate energy and water sav-
ing techniques into the design and construction 
of the homes and commercial buildings.  These 
techniques should include the following, within 
the single-family detached homes: recirculating 
hot water systems; high efficiency appliances; 
formaldehyde-free insulation; and solar panels.   



Source: EMC Planning Group Inc. 2006, Wadell Engineering Corporation 2006

Figure 5-1

Marina Station Specific Plan

Marina Municipal Airport Safety Zones

1,000 feet
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Goal 2:  A coordinated system of open 
space, parks, and recreational amenities to 
meet the needs of the Plan area residents, 
employees and their visitors.

OS Policy 2-1: Provide neighborhood and/or local 
parks with appropriate facilities within each neigh-
borhood in the Plan area. 

Implementation Measures

1.	 The master developer shall provide the land for 
formal and linear parks, improved to City stan-
dards, within the Plan area, consistent with this 
Plan.  Development plans for parks and trail sys-
tems within each phase shall be prepared by the 
developer and approved by the appropriate City 
staff prior to the approval of the improvement 
plans for that phase.

2.	 The master developer shall design, finance and 
construct the major parks and open space areas 
within the Plan area consistent with city stan-
dards.  Individual project developers shall also 
construct small sub-neighborhood parks within 
the boundaries of their individual projects. 
Design and landscaping of the park shall be sub-
ject to review and approval of the appropriate 
City staff for consistency with City standards.  

Goal 3:  Conservation of agricultural, 
cultural, and natural resources, and 
preservation of sensitive habitat and 
aesthetic value.

OS Policy 3-1:  Protect special status species and 
their habitat within the Plan area in accordance with 
federal and state regulatory requirements.   

Implementation Measure

1.	 The master developer and/or individual develop-
ers shall comply with all the mitigation measures 

presented in the Environmental Impact Report 
and Mitigation Monitoring and Reporting Plan 
(MMRP) regarding the protection of special sta-
tus species and their habitat.

OS Policy 3-2: Protect sensitive vegetative commu-
nities, including native grassland and coastal scrub 
communities.

Implementation Measure

1.	 The master developer shall mitigate the loss of 
sensitive habitat as outlined in the Environmental 
Impact Report Mitigation Monitoring Plan pre-
pared for the Marina Station Specific Plan.

2.	 Development of parks/open space areas shall 
provide native vegetation and shall not include 
species listed on the California Invasive Plant 
Inventory (Cal-IPC 2006).

OS Policy 3-3:  Protect agricultural resources adja-
cent to the northern and eastern boundaries of the 
Plan area.  

Implementation Measure

1.	 The master developer and/or individual project 
developers of property located along the north-
ern and eastern boundaries shall buffer residen-
tial uses from land designated for agricultural use 
located north and east of the Plan area.  One or 
more of the following options may be used to cre-
ate a buffer between the agricultural parcel prop-
erty line and habitable structures within the Plan 
area: 

a.	 Public or private road right-of-ways;

b.	 Landscaped islands and planting areas; and/
or

c.	 Recreational trail corridors; 
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OS Policy 3-4:  Develop an attractive community 
that preserves the visual quality of the Plan area.

Implementation Measure

1.	 Developers shall adhere to the design standards 
in Section 6 of this Plan to ensure that the com-
munity is visually attractive when viewed from 
within the community, as well as from off-site 
public view locations including State Route 1. 

OS Policy 3-5: Protect significant historical, cultural, 
and archaeological resources that may be accidentally 
uncovered during construction activities. 

Implementation Measure

1. 	 The master developer and/or individual develop-
ers shall comply with the mitigation presented in 
the Specific Plan EIR MMRP regarding histori-
cal, archaeological and cultural resources. 

Goal 4: Reduce residents’ possibility for 
death, injury, and property damage due 
to geology, soils, and hazards associated 
with air traffic 

OS Policy 4-1: Protect residents within the Plan area 
from hazards associated with air traffic.  

Implementation Measures

1.	  The City of Marina has prepared a Draft Airport 
Comprehensive Land Use Plan (July 2006) 
for the Marina Municipal Airport to reflect the 
2002 Caltrans Division of Aeronautics stan-
dards.  The 2002 standards are the most current 
and effective guidelines accepted for evaluating 
airport hazards and are the presiding standards 
until such time as the Marina Municipal Airport 
Comprehensive Land Use Plan is incorporated 

into Monterey County Airports Master Plan and 
adopted by the Monterey County Airport Land 
Use Commission. 

2.	 Development within the Specific Plan area that 
is located within the Airport Safety Zones iden-
tified on Figure 5-1 shall be limited to the land 
uses identified by the California Airport Land 
Use Planning Handbook, January 2002 edition 
(Tables 9B and 9C) for each specific safety zone.  
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This section identifies the architectural types and 
elevations approved within the Specific Plan area, 
and illustrates the overall design standards of each 
architectural type. New land uses and elevations and 
alterations to existing land uses and elevations, shall 
be designed in substantial conformance with the 
approved architectural types in this section, as well as 
the minimum lot size, height, setback and other pro-
visions in Section 7.0, Specific Plan Zoning, and shall 
be approved by the appropriate City department.  

For the purpose of this Specific Plan, the approved 
architectural types, the uses allowed within the archi-
tectural types, and other technical terms and phrases 
are defined below.

6.1	 Definitions
Carriage Apartment.  Carriage apartments are sec-
ondary dwellings occurring either above an existing 
garage or freestanding in the rear of the lot. Carriage 
apartments represent a valuable form of housing for 
the elderly, grown children, and as a form of afford-
able housing for the community.  

Cottage. Cottage homes are small single family dwell-
ings on thirty-five foot (35’) to forty-five (45’) wide 
lots. 

Lane Homes.  Lane homes are single-family dwell-
ings on minimum thirty foot (30’) wide lots, accessed 
from a minimum 20 foot wide pedestrian walking 
access lane running between two public streets with a 
minimum three foot (3’) front setback from the edge 
of the lane and a minimum three foot (3’) side setback 

to the lot line between the homes. Pedestrian walk-
ing access lanes shall have removable decorative bol-
lards installed at each end to allow emergency vehicle 
access. A five foot “no parking zone” will be installed 
on each side of the lane access.

Large Homes. Large Homes are large single fam-
ily dwellings on fifty-five foot (55’) to sixty-five foot 
(65’) wide lots.

Mixed-Use.  Mixed use or “flex” buildings are found 
in the Neighborhood Centers, often with retail and 
office uses on the first and/second floors with residen-
tial apartment units allowed on all floors.  Permitted 
uses are described in section 7.0 Zoning.  

Multi-Family Residential. Multi-family residential 
units are buildings with three or more housing units 
that share one or more common walls. The types of 
multi-family units allowed in the Specific Plan are 
Town Homes, stand alone condominium apartments 
and condominium apartments in a Mixed Use 
building.  

Row Homes.  Row homes are single-family homes 
on minimum twenty-five foot (25’) lots with 1.5-foot 
minimum side setbacks to side property line.  

Single-Family Homes. Single-family homes are 
designed for and/or occupied by one household. 
The types of single-family homes allowed within the 
Specific Plan area are differentiated by lot size, and 
include (as described herein) Row Homes, Lane 
Homes, Cottages, Small Family Homes, Large Family 
Homes, and Villas.

6.0
Design Standards 
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Small Family Homes. Small Family Homes are 
medium size single family dwellings on forty five foot 
(45’) to fifty-five foot (55’) wide lots.

Townhouses.  Townhouses are dwellings with com-
mon walls on the side lot lines, the facades reading 
continuously, on twenty-five foot (25’) minimum 
width lots.

Temporary Offices.  Temporary offices are modular 
units used as a temporary office facility for the sale of 
homes, rental of apartments or construction supervi-
sion offices and storage on a construction site or off-
site construction yard; a temporary business office in 
advance of permanent facility construction; or the 
temporary use of a housing unit within a residential 
development project as a sales office for units within 
the specific plan area, which is converted to residen-
tial or garage use at the conclusion of its office use.

Villas. Villas are large single-family dwellings on 
sixty-five foot (65’) to one hundred foot (100’) wide 
lots with seven foot, six inch (7.6’) minimum side 
setbacks and twenty foot (20’) to forty foot (40’) 
front setbacks. These homes are generally sited on the 
perimeter of the Plan area.

Frontage Types. Frontage Types represent a range 
of additions to the basic façade of the building and 
are applied to each neighborhood zone (NC, NG, 
NE). The following are illustrations of frontage types; 
“ROW” means the public street right-of-way.

•	 Gallery & Arcade.  Gallery and arcade is a façade 
of a building or an attached colonnade. Balconies 
may overlap the sidewalk in the NC zone while 
the ground floor remains set at the lot line.

•	 Stoop.  A stoop is a façade placed close to the 
frontage line with the ground story elevated from 

the sidewalk, securing privacy for the windows. 
This type is suitable for ground-floor residential 
uses at short setbacks.

•	 Forecourt.  A forecourt is a façade that is aligned 
close to the frontage line with a portion of it set 
back. The resulting forecourt is suitable for gar-
dens, vehicular drop offs, and utility off loading. 
This type should be used sparingly and in con-
junction with the two frontage types above, as a 
continuous excessive setback is boring for pedes-
trians. Trees within forecourts should be placed 
to have their canopies overhanging the sidewalks.

•	 Door yard and Light court.  Door yard and 
Light court is a façade set back from the front-
age line with an elevated garden or terrace, or a 
sunken light court. This type can effectively buf-
fer residential quarters from the sidewalk, and 
remove a private yard from public encroachment.

•	 Porch.  The façade is set back from the frontage 
line with a porch appended. The front edge of the 
porch should be within conversational distance of 
the sidewalk (5 ft - 12 ft) while a low fence or 
wall at the property line may be used to define 
the private space of the yard.

•	 Common Lawn.  A common lawn home has 
its façade set back substantially from the front 
property line. The front yard thus created should 
remain unfenced and be visually continuous with 
adjacent yards. The ideal is to simulate buildings 
sitting in a common landscape. A front porch is 
not warranted, as social interaction from the side-
walk unlikely at such a distance. Common lawns 
are suitable frontages for higher speed thorough-
fares. 
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6.2	 Architectural Design Standards

Multi-Family Residential

Carriage Apartment – Monterey.  A secondary  
dwelling unit located above an attached or detached 
three/four-car garage located on the same lot as the 
primary residence.  The entry is oriented to the side 
with access directed towards the alley.    The Monterey 
style is used when the primary unit has a predomi-
nately stucco exterior.
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Carriage Apartment – Colonial.  A secondary dwell-
ing unit located above an attached or detached three/
four-car garage located on the same lot as the primary 
residence.  The entry is oriented to the side with access 
directed towards the alley.  The Colonial style is used 
when the primary unit has a predominately wood side 
exterior.
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Townhouse – California.  A single-family attached 
dwelling on a minimum 25 foot wide lot with com-
mon walls at the side property lines and a continuous 
front façade in the California style.  The entry orien-
tation is to the street with one and two-story massing 
elements, varying setbacks. 



6-�	 marina station specific plan

D
esign Standards

Townhouse – Colonial.  A single-family attached 
dwelling on a minimum 25 foot wide lot with com-
mon walls at the side property lines and a continuous 
front façade in the Colonial style.  The entry orienta-
tion is to the street with two-story massing, minimal 
setback variation between units.
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Row Homes.  A detached single-family dwelling on 
a minimum 25 foot wide lot with 1.5 foot mini-
mum side yards in a pleasing mix of styles (French, 
Colonial, Bungalow, California), with stoop entries 
oriented to the street. 

Single-Family Residential
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Row Homes.  A detached single-family dwelling on 
a minimum 25 foot wide lot with 1.5 foot mini-
mum side yards in a pleasing mix of styles (French, 
Colonial, Bungalow, California), with stoop entries 
oriented to the street. 
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Row Homes.  A detached single-family dwelling on 
a minimum 25 foot wide lot with 1.5 foot mini-
mum side yards in a pleasing mix of styles (French, 
Colonial, Bungalow, California), with stoop entries 
oriented to the street. 
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Row Homes.  A detached single-family dwelling on 
a minimum 25 foot wide lot with 1.5 foot mini-
mum side yards in a pleasing mix of styles (French, 
Colonial, Bungalow, California), with stoop entries 
oriented to the street. 
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Lane Homes.  A detached single-
family dwelling on a minimum 30 
foot wide lot with an eclectic mix of 
both California style and Monterey 
style having entry access from a 
narrow pedestrian lane that runs 
from one public street to another.  
Two-story massing and second floor-
cantilevered balconies with minimal 
front setbacks from the lane are 
used in creating a unique intimate 
residential environment.  
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Lane Homes.  A detached single-
family dwelling on a minimum 30 
foot wide lot with an eclectic mix of 
both California style and Monterey 
style having entry access from a 
narrow pedestrian lane that runs 
from one public street to another.  
Two-story massing and second floor-
cantilevered balconies with minimal 
front setbacks from the lane are 
used in creating a unique intimate 
residential environment.  



	 design standards	 6-13

D
es

ig
n 

St
an

da
rd

s

Lane Homes.  A detached single-
family dwelling on a minimum 30 
foot wide lot with an eclectic mix of 
both California style and Monterey 
style having entry access from a 
narrow pedestrian lane that runs 
from one public street to another.  
Two-story massing and second floor-
cantilevered balconies with minimal 
front setbacks from the lane are 
used in creating a unique intimate 
residential environment.  
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Cottage Home – One-story Bungalow.  A detached 
single-family dwelling on a minimum 35 foot wide 
lot in the Bungalow style.  One-story massing with a 
bay window and covered entry oriented to the street.
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Cottage Home – One-story California. A detached 
single-family dwelling on a minimum 35 foot wide 
lot in the California style, on a small lot. One-story 
massing with a large living room window and covered 
entry oriented to the street.  



6-16	 marina station specific plan

D
esign Standards

Cottage Home – Two-story California. A detached 
single-family dwelling on a minimum 35 foot wide 
lot in the California style.  Two-story massing with a 
cantilevered balcony to create a protected entry ori-
ented to the street. 
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Cottage Home – Two-story Craftsman. A detached 
single-family dwelling on a minimum 35 foot wide 
lot in the California style.  Two-story massing with 
a one-story covered entry porch oriented to the street.  
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Cottage Home – Two-story Colonial.  A detached 
single-family dwelling on a minimum 35 foot wide 
lot in the Colonial style.  Two-story massing with a 
two-story covered entry porch and balcony oriented 
to the street.  
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Cottage Home – Two-story California. A detached 
single-family dwelling on a minimum 35 foot wide 
lot in the California style.  Two-story massing with a 
one-story covered entry porch oriented to the street.  
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Small Single-Family Home – One-story California.  
A detached single-family dwelling on a minimum 45 
foot wide lot in the California style. One-story mass-
ing with a covered entry porch oriented to the street. 
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Small Single-Family Home – Bungalow.  A detached 
single-family dwelling on a minimum 45 foot wide 
lot in the Bungalow style. One-story massing with an 
entry oriented to the street.



6-22	 marina station specific plan

D
esign Standards

Small Single-Family Home – Monterey.  A detached 
single-family dwelling on a minimum 45 foot wide 
lot in the Monterey style.  Two-story massing with a 
cantilevered balcony to create a protected entry ori-
ented to the street. 
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Small Single-Family Home – Monterey. A detached 
single-family dwelling on a minimum 45 foot wide 
lot in the Monterey style.  Two-story massing with a 
two-story covered entry porch and balcony oriented 
to the street. 
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Small Single-Family Home – Colonial. A detached 
single-family dwelling on a minimum 45 foot wide 
lot in the Colonial style.  Two-story massing with a 
full width, one-story covered entry porch oriented to 
the street. 
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Small Single-Family Home – California.  A detached 
single-family dwelling on a minimum 45 foot wide 
lot in the California style.  Two-story massing with 
covered entry oriented to the street 
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Villa/Large Single-Family Home – French Colonial.  
A detached single-family dwelling on a large (55 foot 
wide minimum) or Villa (65 foot wide minimum) lot 
in the French Colonial style.  One-story massing with 
a courtyard oriented to the street.  
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Villa/Large Single-Family Home – Spanish.  A 
detached single-family dwelling on a large (55 foot 
wide minimum) or Villa (65 foot wide minimum) lot 
in the Spanish style.  One-story massing with a cov-
ered entry porch oriented to the street.  
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Villa/Large Single-Family Home – California.  A 
detached single-family dwelling on a large (55 foot 
wide minimum) or Villa (65 foot wide minimum)  
lot in the California style.  Two-story massing with a 
covered entry porch oriented to the street.  
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Villa/Large Single-Family Home – Italianate.  A 
detached single-family dwelling on a large (55 foot 
wide minimum) or Villa (65 foot wide minimum)  
lot in the Italianate style.  Two-story massing with a 
covered entry oriented to the street.  
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Villa/Large and Small Single-Family Home 
– Colonial – Side Entry.  A detached single-family 
dwelling on a small (45 foot wide minimum) large 
(55 foot wide minimum),or Villa (65 foot minimum) 
lot in the Colonial style with a two-story massing ori-
ented to one side of the lot and the yard oriented to 
the other side. The covered entry is oriented to the 
side yard with access to the street.  
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Villa/Large and Small Single-Family Home – 
California – Side Entry. A detached single-family 
dwelling on a small (45 foot wide minimum) large 
(55 foot wide minimum),or Villa (65 foot minimum) 
lot in the California style with a two-story massing 
oriented to one side of the lot and the yard oriented 
to the other side. The covered entry is oriented to the 
side yard with access to the street.  
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Villa/Large Single Family Home – Two-story 
French Colonial.  A detached single-family dwelling 
on a large (55 foot wide minimum) or Villa (65 foot 
wide minimum) lot in French Colonial style.  Two-
story massing with covered stoop entry oriented to 
the street.  
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Villa/Large Single Family Home – Two-story 
Colonial.  A detached single-family dwelling on a 
large (55 foot wide minimum) or Villa (65 foot wide 
minimum) lot in Colonial style.  Two-story massing 
with covered stoop entry oriented to the street.  
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Villa/Large Single Family Home – Prairie.  A 
detached single-family dwelling on a large (55 foot 
wide minimum) or Villa (65 foot wide minimum) lot 
in the Prairie style.  Two-story massing with a covered 
entry oriented to the street.  
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Villa/Large Single Family Home – Victorian.  A 
detached single-family dwelling on a large (55 foot 
wide minimum) or Villa (65 foot wide minimum) lot 
in the Victorian style.  Two-story massing with a cov-
ered one-story, wrap around entry porch oriented to 
the street.  
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Mixed-Use, Condominium Apartments, and Flex buildings.  A 
mixed use or “flex” building has retail and office uses on the 
first and/or second floor with residential units allowed on all 
floors.  Condominium Apartment Buildings are located in the 
Neighborhood Centers.  Permitted uses are described in section 
7.0 – Zoning.   

Condominium Apartment/Retail/Office

Mixed Use Residential over retail in CreekBridge’s St. Charles Place Neighborhood Center one week before grand opening.

Busy sidewalk seen in mixed use residential over retail area.
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Stand Alone Retail/Office. 

A “stand alone” building with a maximum height of four stories. Parking may be provided in the front, 
rear, and on the sides.

Retail use bordering the Village Green in CreekBridge’s St. Charles neighborhood center.
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Industrial/Office 

The Industrial/Office component of Marina Station 
would provide an employment center in a quality 
environment. As an integral portion of the commu-
nity, it is important to maintain the quality of the 
character established by the Neighborhood Centers. 
Permitted uses are described in section 7.0 – Zoning, 
and Table 7-1.

Individual plans shall be developed for each parcel 
based upon the program needs for each property. 
Plans should provide a positive visual identity from 
the surrounding properties, and address the public 
streets in a direct and welcoming manner. The build-
ing entrance should be clearly articulated with dis-
tinctive architectural elements, and signed to create 
strong simple orientation for employees, visitors, and 
deliveries. Landscape buffers should be provided to 
screen loading and utilitarian portions of the site. 

The Industrial/Office zone should provide for an 
employment environment where people are comfort-
able walking from building to building with a pedes-
trian link to the surrounding community.

•	 Pedestrian paths and walks should be lined with 
trees and between the walk and parking areas.

•	 Pedestrian scaled lighting fixtures should be pro-
vided along internal walkways.

•	 There should be provision of street furniture such 
as benches, trash receptacles, bicycle racks.

•	 Special paving should be used at key pedestrian 
and vehicular intersections.

•	  Loading and service areas should be screened 
from view and not be visible to the public street.

•	 Architectural enclosures should be designed as 
integral elements of the building architecture.

To create a quality character of architecture that is 
both aesthetically pleasing and functionally efficient 
and allows for flexibility over time. Public Street fac-
ing facades of all buildings should have the same level 
of articulation and quality of details and materials as 
the “public front” of the building.

•	 A composition of distinct but related forms 
should be used.

•	 Roof heights may vary.

•	 Main entries should be easily identifiable.

•	 Flat unarticulated wall planes should not be 
used.

•	 Roof design should be integral to the overall 
building design.

CreekBridge Office Center, Salinas, California
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•	 Rooftop mechanical equipment should be 
screened from adjacent ground level view and 
placed to provide structural elements between the 
equipment and the residential areas.

•	  Superficial roof forms or roof forms that appear 
to be “tacked” on should not be used.

•	 Materials should be appropriate to the building’s 
style and character and suited to commercial con-
struction.

•	 Materials such as stucco, masonry, storefront glaz-
ing and well detailed concrete may be used.

•	 Accent materials such as brick, stone, tile, glass 
block, and anodized or painted metals should be 
used.

All office buildings and industrial buildings shall 
comply with the standards above as well as City stan-
dards and shall be subject to site plan and architec-
tural review in accordance with City process.

Landscaping.  The industrial building setback from 
the Residential zone shall be planted with multiple 
rows of a variety of large specie evergreen trees and 
shrubs. These trees shall be planted close enough 
together to create a solid screen that will completely 
block the view of any portion of the office and indus-
trial buildings and/or uses from the view from the sec-
ond story window of the adjacent homes, within 10 
years.  Prior to issuance of a building permit within 
this zone, a licensed Landscape Architect shall design 
this screen and irrigation system and certify that, if it 
is planted in accordance with their plans, and if the 
landscaping is maintained in a professional manner in 
their opinion, the landscaping will meet the require-
ment to create the screen within 10 years.



6-40	 marina station specific plan

D
esign Standards

This side intentionally left blank.



	 specific plan zoning	 7-�

Z
on

in
g

7.1	 Land Use Regulations

Purpose
The purpose and intent of the Specific Plan devel-
opment standards is to create a neighborhood con-
sistent with the recognized new urbanism principles 
of Traditional Neighborhood Development (TND).  
The TND concept is distinguished from conventional 
suburban planning by its focus on the pedestrian, as 
well as its provision of mixed uses, diverse lot sizes, 
and wide array of housing styles and types.  This is 
accomplished by the use of various transect zones that 
establishes an orderly system of locating the various 
land uses based on their natural occurrence in the tra-
ditional form of neighborhood development.

The transect is a system of classifications deploying 
the full range of rural-to-urban land uses, arranged in 
useful order according to the typical elements of new 
urbanism. The transect is a natural ordering system 
for urban development, as every urban element finds 
a place within the continuum.  For example, a street 
is more urban than a road, a curb more urban than a 
swale, a brick structure is more urban than a wooden 
structure, an apartment is more urban than a large lot 
single family home, and so on. 

The land use designations are divided into five tran-
sect zones: Neighborhood Center; Neighborhood 
General; Neighborhood Edge; Office; and Industrial.  
Figure 7-1, Zoning Map, illustrates the location and 

dispersal of each transect zone. The five transect zones 
are defined as follows:

•	 Neighborhood Center (NC). The NC zone is 
the most urban in character and is intended to be 
the “neighborhood centers” for the three Marina 
Station neighborhoods.

•	 Neighborhood General (NG). The NG zone is 
applied around each Neighborhood Center zone 
and provides the greatest array of architectural 
types. It represents the midpoint of the transect as 
the neighborhood transitions from strictly urban 
in appearance to semi-rural.   

•	 Neighborhood Edge (NE). The NE zone is 
intended to provide a semi-rural character at the 
edge of the City and consists entirely of detached 
single-family homes on large lots (with occasional 
carriage apartments).

•	 Office.  The Office zone is intended to provide a 
general office district for various office uses such 
as medical, research, and public services.

•	 Industrial. The Industrial zone is intended to 
provide job generating uses in proximity to neigh-
borhoods.

•	 Park.  The Park zone is intended to provide rec-
reation opportunities in proximity to neighbor-
hoods.

7.0	
Zoning 
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•	 Open Space.  The Open Space zone is intended 
to provide passive recreation opportunities in 
proximity to neighborhoods and provide a buffer 
between the new neighborhood and the existing 
neighborhoods.

The provisions of this Specific Plan apply to all pro-
posed subdivision, development, and future land uses 
within the planning area. This plan provides regula-
tions for allowable land uses (residential, commercial, 
office and industrial, park/open space, and conserva-
tion areas), as well as site development.

Relationship to Zoning 
Regulations
The current zoning for the entire Plan area is 
Transitional District.  The Specific Plan redesignates 
the properties within the Plan area as “SP” (Specific 
Plan District). The master developer is requesting a 
conforming change to the Zoning Code. The Specific 
Plan is a supplemental tool to the existing Zoning 
Code. However, where inconsistencies with City zon-
ing standards occur, the standards described in this 
Specific Plan will supersede the existing code in order 
to implement the proposed land use designations 
within the Specific Plan area or “SP” zoning district. 
Tables 7-1 to 7-4 present the regulatory standards for 
the SP zoning district.

7.2	 Permitted Land Uses
Table 7-1, Permitted Uses by District, presents the 
permitted and conditionally permitted uses in the 
Specific Plan area by districts. Table 7-1 is fairly com-
prehensive however; it is not intended to prohibit 
an omitted but related or consistent use. Any uses 
not specifically regulated in the Specific Plan will be 
administratively reviewed by the City.  

Industrial Uses
The following uses shall be permitted in the Industrial 
zone:

1.  Light manufacturing involving processing, assem-
bling, fabrication, or packaging in an operation 
that does not create smoke, odor, dust, sound, 
vibration, or lighting to a degree that might be 
noxious or offensive to people residing or con-
duction business in the vicinity.

2.  Custom manufacturing such as small-scale manu-
facturing, processing, assembling, packaging, or 
treatment of specialized goods, such as precision 
equipment, scientific instruments, art objects, 
hand-crafted goods, specialized printing and 
publishing.

3.  Warehousing involving the storage and distribu-
tion of raw, unfinished, and manufactured prod-
ucts with on-premises sales limited primarily to 
wholesale transaction and mini-storage serving 
private individuals and firms.

4.  Construction-related services, such as those relat-
ing to general building construction and land-
scaping.

5. Building-maintenance services.

6.  Vehicular- and equipment-repair and maintenance 
services.

7.  Uses involving retail sales of large bulk items such 
as plumbing supplies, electrical equipment, lum-
ber, and kitchen equipment.   

Minimum Lot Sizes
Each architectural type shall be placed on a lot 
with the minimum lot width shown on Table 7-2, 
Minimum Lot Size by Architectural Type.  



Neighborhood Center

Neighborhood General

Neighborhood Edge

Office

Olson School Expansion

Open Space

Park

Industrial

Source: EMC Planning Group Inc. 2007
and CreekBridge Homes 2007

Figure 7-1

Marina Station Specific Plan

Zoning Designation

1000 feet
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Architectural Type Allowed
Figure 7-1, Specific Plan Zoning Map, presents a 
table detailing the number of each architectural type 
allowed in each transect zone.   An architectural type 
sited as required in Table 7-3 in a particular zone, and 
in compliance with all applicable provisions of this 
specific plan, shall be considered by the City as “per-
mitted,” subject only to the review and approval of a 
building permit.

Regulatory Standards
Table 7-3, Height, Setback, and Parking 
Requirements for Neighborhood Center, 
Neighborhood General, and Neighborhood Edge 
Zones, presents the regulatory standards for resi-
dential and commercial mixed-use development. 
Table 7-4, Height, Setback, Floor Area Ratio (FAR), 
and Parking Requirements for Office and Industrial 
Zones, presents the regulatory standards for office and 
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industrial development.  Table 7-5, Encroachments, 
presents encroachment standards for specific architec-
tural types within the Plan area.

Application Review
Each application for a building permit shall comply 
with Specific Plan requirements. Applications shall 
be submitted to the appropriate City Department 
to verify compliance with the Specific Plan and any 
other applicable provisions of the Municipal Code.  

Additional Regulations for Neighborhood 
Center and Office Zones

New Development. Applications for new 
development within the Neighborhood Center and 
Office Zones shall comply with the current City of 
Marina application process.

Changes to Existing Development. Improvement 
applications for existing buildings or lease space 
within the Neighborhood Centers shall include a 
dimensioned site plan and floor plan for that space.  
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Conversion of residential units to commercial/
office uses, or vice versa, within the Neighborhood 
Centers shall be allowed.  Applications shall include 
a dimensioned site plan and floor plan for the 
conversion.  

Additional Regulations for the Industrial 
Zone

New Development.  Applications for new develop-
ment within the Industrial Zones shall comply with 
the current City of Marina application process. 

7.3	 Lighting, Signage, 
and Landscaping 
Standards

Lighting 
The lighting along Del Monte Boulevard shall con-
sist of 50 watt post lights placed a maximum of 70 
feet on center on both sides of Del Monte Boulevard, 
as illustrated in Appendix C.  The lighting along 
the main connector street, De Forest Drive, from 
the Windy Hill Park neighborhood center to the 
northern neighborhood center and from the north-
ern neighborhood center to the civic plaza on Del 
Monte Boulevard shall be post lights placed at each 
intersection and no more than 100 feet on center, on 
both sides of the street.  The lighting for the remain-
der of the Plan area intersections shall be consistent 
with City improvement standards.

Each garage in the alleys shall have a photocell con-
troller light illuminating the alley.  Lighting for the 
commercial and industrial districts shall be aimed 
away from the residential areas.  The light level, mea-
sured at the property line between the residential and 
industrial areas shall not exceed 0.5 lumens at any 

point along the common property line.  All exterior 
lighting fixtures shall be dark sky compliant as rated 
by the manufacturer.

Signage

The following guidelines are intended to result in 
functional, attractive signage incorporating a high 
level of design, graphics and efficient maintenance 
throughout the Specific Plan area. This signage pro-
gram shall cover all commercial, retail, office and 
industrial uses. All signage within the Specific plan 
area will conform to the specific requirements, spirit 
and intent of the City of Marina City Code provi-
sions regulating signage, unless otherwise stated. If 
there are any inconsistencies between City regula-
tions and this Specific Plan, the provisions in this 
Specific plan shall take precedence. 

Way-finding or directory signs may be placed at key 
locations along the pedestrian walkways to provide 
information and orientation for customers.

The building architecture should be designed to 
accommodate signage and other graphics as an inte-
gral part of the building design.

•	 Individual letter characters are encouraged.

•	 Metal signs may be made of aluminum, brass, 
bronze, copper, or stainless or welded steel.

•	 Signs are to be free of all labels and fabricator’s 
advertising, except for those required by code.

•	 Logos or trademark displays may be used on 
signs.

•	 Raised “Halo” letters on building face; pedes-
trian oriented blade signs; sculptured cantilevered 
signs; non-internally lit signs with lighting from a 
secondary source.
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Monument signs are allowed.

•	 Color, materials and fonts, shall be integrated 
with the surrounding buildings, walls or other 
construction and landscaping.

•	 Sources of ground lighting for monument signs 
should be screened from view.

•	 Pylon Signs are prohibited.

The uses with the NC zone create a unique environ-
ment where small shops, office space or studios blend 
into the residential neighborhood.

•	 Raised individual letter characters and graphics 
on building face; pedestrian oriented blade signs; 
sculptured cantilevered signs; non-internally lit 
signs with lighting from a secondary source; and 
artistic neon signs backed by building face or 
storefront are encouraged.

•	 Signage is intended to be unique and original 
for each establishment and executed with a high 
degree of craftsmanship.

In keeping with smart growth and sustainability prin-
ciples, home occupations are encouraged within the 
Specific Plan. Where these occur, the home occupa-
tion shall not disrupt the residential neighborhood. 
However, a small sign may be displayed on the resi-
dence.

•	 Pedestrian oriented blade signs; sculptured can-
tilevered signs; and individually crafted plaque 
signs are encouraged.

•	 Signage is intended to be unique and original 
for each establishment and executed with a high 
degree of craftsmanship.

•	 Signs shall not exceed 2 square feet.

The master developer and/or individual property 
owners applying for a building permit shall submit 
a master signage plan for each neighborhood center, 
office building, and industrial building. The master 
signage plan shall show the buildings’ street elevations 
and the allowable location and allowable signs per 
City process. .  

Landscaping
A landscaping plan shall be prepared by the master 
developer in accordance with City standards for each 
park and center median and included as a part of the 
improvement plans for the phase which includes the 
park or center median.  

Street trees will provide a significant landscape pres-
ence enhancing the experience of walking, riding 
or driving along the streets in Marina Station. All 
of the street trees selected should be varieties which 
are well suited to the Marina coastal environment. A 
regional landscape architect has prepared a list of large 
evergreens and deciduous trees which will thrive in 
Marina’s climate. The trees from this list may be used 
as street trees and/or park and open space trees. The 
list is included in Appendix D. 

Commercial Landscaping
The layout of the trees along the pedestrian prome-
nades, streets and parking areas is intended to create 
distinctive environments providing orientation and 
intimacy within this vibrant center of activity. The 
challenge is to reconcile the need to provide visibil-
ity to the distinctive architecture and building signage 
while mitigating the scale of parking areas required to 
provide a convenient and supportive shopping experi-
ence. The landscape design proposes to resolve these 
goals by creating distinctive parking lot environments 
that provide orientation to specific store destinations 
through a creative palette of trees, shrubs, decorative 
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pavement, pedestrian walkways, and pole lighting 
which reinforce the orientation of the parking areas 
within the overall Neighborhood Centers.

The primary paving material in the commercial park-
ing areas will be asphalt, concrete, or porous surfaces, 
which may be accented with special paving at key 
focal points or pedestrian crossing locations. These 
focal points that receive enhanced paving consist of 
materials such as integral colored concrete paving, 
stamped colored asphalt paving, or interlocking pav-
ing stones. Permeable concrete and paving stone areas 
may be used to reduce storm water runoff and reduce 
the scale of the larger parking areas.

The planting designs of the storefronts and plaza 
areas should have individual expressions of land-
scape design consistent with the architectural design. 
This can vary from informal to formal in character. 
Bold use of plant material in sweeping masses of lay-
ered color and texture are expressed in plant material 
selections. Planting designs should be appropriate for 
the site environmental conditions present in Marina 
including wind, salt, limited water supply, tempera-
ture, exposure, soil, and slope. The individual site 
conditions and microclimate should be considered 
and evaluated in the plant selection process.

Evergreen trees are encouraged to define these auto 
courts to provide year-round canopy and defined 
edges to the parking areas. A strong and simple palette 
of trees should be complimented with a rich diversity 
of shrub plantings which provide seasonal color and 
textural interest to the landscape design. Bio- swales 
may be integrated into the parking areas to improve 
storm water quality and improve infiltration of storm 
water into the subgrade.

The landscape design for the Neighborhood Centers 
is intended to provide a festive and dynamic environ-
ment for shopping and passive recreation. Plantings 
of street trees create a canopy that enhances this urban 

space. Benches and seat walls should be incorporated 
into the streetscape to provide seating areas along the 
pedestrian promenade. Tree grates, bollards and site 
furnishings help to articulate the street edges and pro-
vide a pleasant separation between the auto parking 
and the walking areas. Key focal points at pedestrian 
crossings may feature accent paving. The passage ways 
between the stores and cafes are particularly impor-
tant, to encourage walking from the parking areas to 
the Neighborhood Center. The approaches of these 
spaces from the parking areas should be defined by 
architectural gateway elements, decorative paving, 
bollards, and seating courts.

Residential Landscaping
The planting in the neighborhoods should have indi-
vidual expressions of landscape design consistent with 
the architectural character of the homes. Large species 
street trees are placed in the parkstrips to create shade 
and encourage walkway use. The residential alleys 
should be planted with medium sized trees and shrubs 
to soften and compliment the architectural design. 

Planting designs should be appropriate for the site 
environmental conditions present in Marina, includ-
ing wind, salt, limited water supply, temperature and 
exposure, soil, and slope.

Park Landscaping
Except for the tot-lots and playfield areas, the open 
space and park areas shall be landscaped with drought 
tolerant plants and designed according to City 
standards.
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This section summarizes the Specific Plan entitlement 
process and approvals, development phasing and 
financing strategies.  Actions needed to implement 
the Specific Plan are generally of three types: those 
needed to obtain entitlement approvals, implemen-
tation actions described in association with policies 
contained in the Specific Plan and mitigation mea-
sures contained in the Specific Plan Environmental 
Impact Report, and development phasing and financ-
ing mechanisms.  The City  and the Master Developer 
will enter into a Development Agreement (DA) estab-
lishing infrastructure obligations, including construc-
tion, financing and dedication, and provisions for 
public facilities and services required in connection 
with development within the Plan Area.  A DA is a 
contract between the City and a developer that speci-
fies the responsibilities and obligations of all parties 
involved in implementing individual development 
projects within the Plan area.  It describes develop-
ment rights, the range of implementation/mitiga-
tion action required, development phasing if any, 
and financing agreements.  The City Council would 
approve one or more DAs as a primary tool for devel-
opment implementation.

8.1	 Development 
Entitlement Approval 
Process

Required Actions and Approvals
The Master Developer and individual project devel-
opers shall apply for, and the City shall process such 
additional land use and construction approvals and 
permits required in connection with the proposed 
development pursuant to the applicable City policies 
and procedures.

8.2	 Development 
Schedule/Phasing

Development of industrial, residential, and commer-
cial projects within the Plan area will likely proceed at 
different rates over different time periods.  The resi-
dential and industrial demand, along with the time 
required to construct backbone infrastructure, largely 
drive the overall development schedule.  Development 
of the Plan area will occur in eight phases over the 

8.0
Plan Implementation and Financing



8-�	 marina station specific plan

Plan Im
plem

entation and Financing

course of 10 to 20 years.  Figure 8-1, Proposed 
Phasing Plan, illustrates the breakdown of the eight 
phases. The area covered by a phase may be increased 
in size to include more units or decreased to respond 
to the market. After the first phase, the other phases 
may be developed out of order. 

8.3	 Backbone 
Infrastructure Capital 
Facilities 	 Funding 
and Financing 
Mechanisms 

Backbone Infrastructure Capital 
Facilities Funding 
Capital facilities are likely to be funded through a 
combination of private capital and one or more of 
several financing mechanisms that may require City 
cooperation.  CreekBridge Homes, the master devel-
oper, plans to finance the backbone infrastructure 
and facilities located within the Plan area using cash 
reserves and through the formation, by the city, of 
an Assessment District if requested by CreekBridge 
Homes and approved by the City Council.  In addi-
tion, improvements may be financed through reim-
bursement from the impact fees.  

Capital Facilities and Services 
Financing Mechanisms
There are a variety of mechanisms typically used to 
finance capital improvements.  One or more of these 
mechanisms may be used by the master developer to 
finance implementation of the Plan.  In addition to 
the developers providing the funding, Commercial 
lenders typically provide most of the funding needed.  
Two additional examples of funding mechanisms are 
summarized as follows:

Assessment Districts 

The Improvement Act of 1911 and Municipal 
Improvement Act of 1913 provide a mechanism for 
public agencies to: 

•	 fund the acquisition or construction of public 
infrastructure;

•	 apportion infrastructure costs against properties 
in a designated area, which directly benefit from 
the infrastructure; 

•	 issue tax-exempt, land-secured bonds to amortize 
payment of infrastructure costs over a 20 to 30-
year term; and

•	 secure liens against property within the assess-
ment district to ensure a reliable stream of rev-
enues to pay debt service on the bonds.

A 1911/1913 assessment district is authorized to fund 
public infrastructure that provides a direct and special 
benefit to properties within the assessment district.  
Eligible facilities generally include transportation 
improvements, water, sewer, storm drainage and 
flood control facilities, and landscaping.  The required 
finding of direct and special benefit provides certain 
challenges when “regional” improvements such as 
interchanges, bridges, and water and sewer treatment 
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plants are required.  Typically, only the portion of 
facility costs that relates to the benefit received by 
the parcels in the assessment district can be funded 
by that assessment district.  Facilities that provide 
“general benefit” to a community, such as schools, 
fire and police facilities, and parks, are typically not 
funded through 1911/1913 Act.

Impact Fees

Impact fees and exactions are direct charges collected 
on a one-time basis, typically as a standard condition 
of project approval.  Individual developers pay impact 
fees typically at the time a building permit is issued.  
The public facilities funded by impact fees must be 
specifically identified, and there must be a reasonable 
relationship, or “nexus,” between the type of develop-
ment project and the need for the facilities, the cost 
of the facilities, and the need to impose a fee.  Public 
agencies generally document the nexus, or benefit 
finding, through a fee justification study.

Impact fees can be levied to fund many public 
improvements for which a nexus can be established 
between the improvement and the development from 
which the fee will be collected.  Most public agencies 
in California collect impact fees to pay for backbone 
infrastructure, such as sewer, water, roadway, and 
storm drainage facilities. Many agencies also collect 
fees for community facilities, such as parks, fire and 
police facilities, and civic buildings.

8.4	 Capital Facilities 
Maintenance 

Roads, water, wastewater, storm drainage, parks 
and trails, landscaping, etc. are the critical elements 
of the Specific Plan that must be maintained over 
time. Local improvements to be made by individual 
developers are required within the boundary of 
individual projects.  

Homeowners’ Association

CreekBridge Homes will form a Homeowners’ 
Association to maintain the items  required in the 
Development Agreement.

City of Marina

The City will continue its maintenance responsibility 
for circulation improvements outside the Plan area 
boundary including Del Monte Blvd.

Project Developers

Either the master developer or independent project 
developers will develop the mixed-use, office and 
industrial areas.  The developer or subsequent owner 
or operator will be responsible for maintenance of all 
on-site improvements including driveways and park-
ing facilities, landscaping and lighting, and any other 
on-site infrastructure needed to connect to backbone 
infrastructure systems.

MCWD and MRWPCA

MCWD will be responsible for the maintenance of 
water supply infrastructure within public right-of-
ways and easements, including the water distribution 
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and water storage system, and the wastewater infra-
structure including wastewater collection system.   
MRWPCA will be responsible for the treatment of 
wastewater and maintenance of the treatment facili-
ties.  The master developer will design and construct 
these systems consistent with MCWD standards and 
turn ownership, operations, and maintenance over 
to the MCWD.  The MCWD would have access to 
subsurface piping systems within streets and in other 
locations through easements.

8.5	 Inclusionary Housing 
Program

The city of Marina’s Housing Element Inclusionary 
Housing Program (“IHP”) establishes certain require-
ments for the provision of a minimum level of resi-
dential housing units to be sold or rented at the 
“affordable” level. The IHP requires that not less than 
20% of new residential development shall be afford-
able to certain income groups.

A separate Affordable Housing Program will be nego-
tiated between the City and the master developer, 
specifying in detail on affordable housing plan which 
meets the provisions of IHP.

Elements of the Affordable Housing Program may be 
contracted out by the developers within the Specific 
Plan area to third parties, including to 501.(c).(3) 
corporations, for both construction, sale and future 
management of the affordable housing units and 
implementation of the plan AHP.

The percentage income levels and mix for very low, 
low, and moderate income housing to meet the 
requirements of the IHP shall be set forth in the 
Affordable Housing Program. The rents and prices of 
the affordable housing units, whether as rental or for-

sale, will be based on the US Department of Housing 
& Urban Development (HUD) published average 
median household income for the Monterey County. 

8.6	 Plan Implementation 
and Financing Policies 

Goal 1: Entitle, phase and finance public 
facilities and services to meet Plan area 
development needs.  

IMP Policy 1-1: Complete subsequent plan imple-
mentation measures and obtain all necessary approv-
als and permits to facilitate the development within 
the Plan area.

Implementation Measures

1.	 The master developer, in coordination with the 
city, shall ensure that all local, regional, and state 
agency approvals and permits required for devel-
opment within the Plan area are obtained prior to 
ground disturbance.  

IMP Policy 1-2: Utilize the phasing plan to dic-
tate the timing of infrastructure improvements and 
financing strategies.  

IMP Policy 1-3: Coordinate with public agencies to 
facilitate financing of capital improvements and on-
going public services costs identified in the Specific 
Plan. 

Implementation Measures

1.	 The master developer may request that the city 
support the creation of one or more Assessment 
Districts consistent with developer’s needs to 
finance capital improvements such as parks and 
street and off-site and on-site infrastructure 
improvements.
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2.	 The city requires applicable impact fees to fund 
facilities needed to support development within 
the Plan area that include, but may not be limited 
to fire and police protection services, roadways 
and circulation facilities, health and sanitation, 
etc.  Fees shall be paid by the master developer 
and/or individual project developers prior to issu-
ance of building permits for residential or com-
mercial development.  Developers constructing 
improvements covered by the impact fees should 
be reimbursed by the city for their costs or may 
do the work in lieu of paying fees.

3.	 If the Fiscal Impact Analysis prepared by Keyser 
Marston Associates Inc. for Marina Station 
discloses a net operating shortage to the City’s 
general fund due to the development of Marina 
Station, and the master developer agrees with 
the conclusion, the properties within the Specific 
Plan area shall be assessed on a prorata basis 
to ascertain a sufficient amount to offset the 
shortage. 

4.	 Should the Vesting Tentative Map be divided into 
more than one project, the individual projects 
shall be bound by this Specific Plan and shall each 
pay a prorata share of the improvement costs. 

IMP Policy 1-4:  Integrate the Specific Plan roadway, 
landscaping and lighting, and storm drainage facili-
ties into one or more public maintenance districts to 
provide on-going maintenance.  

Implementation Measure

1.	 The master developer shall form a Homeowners’ 
Association to maintain the public improve-
ments listed in Section 8.4 under Homeowners’ 
Association. 

Goal 2: Off-site circulation improvements 
are needed to accommodate the Specific 
Plan.  

IMP Policy 2-1:  Create the financing mechanism 
for the off-site improvements described in the Traffic 
Impact Analysis for the Marina Station Specific Plan.  

Implementation Measure

1.	 The master developer shall request that the City 
update its Capital Improvement Program and 
Traffic Impact Fee Program to include the off-site 
circulation improvements described in the EIR 
and determined to be required by the City.  

2.	 The master developer shall finance, via traffic fee 
payments, the off-site circulation improvements.  
Plans for these improvements shall be subject 
to review and approval by the appropriate City 
staff.  

3.	 The master developer shall pay the Transportation 
Agency of Monterey County’s (TAMC) regional 
transportation fee when said fee is adopted, after 
crediting any amounts paid or payable by Marina 
Station for regional transportation projects.  

Goal 3: Provide Housing at an affordable 
rate to low income residents.

IMP Policy 3-1:  Allocate a percentage of total hous-
ing within the Plan area, for sale and/or rent, to resi-
dents with very low to moderate income levels.

Implementation Measure

1.	 The master developer shall provide housing at the 
below-market income levels as set forth in the 
adopted Marina Housing Element. 
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TRAFFIC AND CIRCULATION
RESIDENTIAL LANDSCAPE ALLEY - A-1
GARAGE ACCESS ALLOWED BOTH SIDES

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
RESIDENTIAL LANDSCAPED ALLEY - A-2
GARAGE ALLOWED ONE SIDE ONLY

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
RESIDENTIAL LANDSCAPED ALLEY - A-3
GARAGE ACCESS ALLOWED ON RESIDENTIAL SIDE ONLY

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
COLLECTOR STREET - C-1
NO PARKING ALLOWED

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
COLLECTOR STREET - C-2  
CRESCENT AVENUE BETWEEN
EXISTING HOMES & INDUSTRIAL AREA

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
COLLECTOR STREET - C-3
CRESCENT AVE BETWEEN INDUSTRIAL AREA & GOLF 

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
COLLECTOR STREET - C-4
GOLF BLVD LOOKING WEST

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
COLLECTOR STREET - C-5
PARKING ALLOWED ON ONE SIDE ONLY

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
NEIGHBORHOOD CENTER STREET - C-6
60° PARKING ALLOWED ON ONE SIDE ONLY

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
INDUSTRIAL MAIN STREET - IND-1
NO PARKING ALLOWED

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
INDUSTRIAL PARK STREETS - IND-2
INDUSTRIAL AREA CUL-LE-SAC STREETS

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
LOW SPEED RESIDENTIAL STREET - LS-1
PARKING ALLOWED ON ONE SIDE

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
LOW SPEED RESIDENTIAL STREET - LS-2
PARKING ALLOWED ON ONE SIDE 

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
LOW SPEED RESIDENTIAL STREET - LS-3
PARKING ALLOWED ON BOTH SIDES 

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
MEDIUM SPEED RESIDENTIAL STREET - MS-1
PARKING ALLOWED ON ONE SIDE 

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
MEDIUM SPEED RESIDENTIAL STREET - MS-2
PARKING ALLOWED BOTH SIDES

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
MEDIUM SPEED RESIDENTIAL STREET - MS-3
PARKING ALLOWED ON BOTH SIDES 

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
NEIGHBORHOOD CENTER STREET - NC-1
ROUND ABOUT IN NC ZONE

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
NEIGHBORHOOD CENTER - NC-2
DEL MONTE BLVD

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
NEIGHBORHOOD CENTER STREET - NC-3 
60° PARKING ALLOWED BOTH ON SIDES  

Specific PlanCreekBridge



TRAFFIC AND CIRCULATION
NEIGHBORHOOD CENTER STREET - NC-4
60° PARKING ONE SIDE & PARALLEL ON OTHER SIDE

Specific PlanCreekBridge
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*  For specifications, refer to Chapter 3 of FAA AC 70/7460-IF. 
 

MONTEREY COUNTY 
AIRPORT LAND USE COMMISSION 
 
 
 
ALUC Standard Conditions That May be Applied to An Application Being Considered by the 
ALUC. 
 
Standard Project Conditions 
 

1. That an avigation easement be granted and accepted to the appropriate airport authority. 
2. That the project conform to current noise insulation standards as set forth in code by the 

State of California. 
3. That the project conform with Title 4, California Administrative Code, Subchapter 6, “Noise 

Standards” commencing with Section 5000. 
4. That the project conform with the Monterey County Airport Approaches Zoning Ordinance 

and/or applicable zoning code relevant to airport hazards and operations. 
5. That all exterior lighting plans be approved by the airport manager. 
6. That the project conform with FAR Part 77 – Objects Affecting Navigable Airspace. 

 
Obstruction Marking and Lighting –  
 
When not specifically required by FAA Advisory Circular 70/7640-IF (Obstruction Marking and 
Lighting), the following ALUC recommendations may be applied to Towers: 

A. That a flashing red beacon be installed at the highest point of the structure.* 
B. That a steady burning red obstruction light be installed at the highest point of the structure.* 
C. That a steady burning red obstruction light be installed at the intermediate level of the 

structure.* 
D. That nine day-glow markers (20” minimum) be installed on the top level of guide wires (3 to 

the wire).* 
E. That the applicant contact the FAA to publish a NOTAM (notice to airmen) in Monterey 

County about the location, etc. of the proposed structure. 
F. Standard marking (orange and white striping) as defined in Chapter 3 of FAA AC 70/7460-

IF.* 
 



 
 



Monterey County ALUC Meeting Minutes  4/23/07 

1 

MEETING MINUTES  
OF THE PROCEEDINGS OF THE COMMISSIONERS OF THE  

MONTEREY COUNTY AIRPORT LAND USE COMMISSION 
 

2007-03                                                APRIL 23, 2007 
 
A. CALL TO ORDER   
 
The Monterey County Airport Land Use Commission, Chairman Ernesto Franco 
presiding, convened in the Board Meeting Room at the Monterey Peninsula Airport 
District 200 Fred Kane Drive, Suite 200, Monterey, California at 3:00 p.m., Monday, 
April 23, 2007.  Meeting called to order at 3:12 p.m. 
 
B. ROLL CALL  
 

 
Monterey County ALUC  
 
PRESENT  
 
Representative 

 
Appointing Authority 

Ernest Franco ALUC, at large 
Robert Belter Mayor Select Committee 
Theodore Larson Airport Manager’s Selection Committee  
Jim Chappell Airport Manager’s Selection Committee (Salinas Municipal 

Airport) 
‘ 
ABSENT 
Steve Johnson Monterey County Board of Supervisors 

 
 
Guests Present:  Robert Borchard, City of Marina; Hugh Bikle and Chris 
Luffman, Creekbridge Homes  
 
Staff Present:  Megan Tolbert and David Roemer 
 
C. PUBLIC COMMENT 
  
None.  
 
D. SCHEDULED ITEMS 
 

1. Marina Station Specific Plan 
Staff outlined the proposed project/plan.  Hugh Bikle highlighted the Marina 
Station Specific Plan’s safety on issues as they pertain to aviation and the 
environment.  Roadbed aligned to the runway is designed to serve as an 
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emergency landing zone and will accommodate any type of aircraft now using the 
airport.  The red-legged frog has been found on some of the development site, 
potentially resulting in additional area of the site that would remain undeveloped 
and could serve as additional emergency landing space for aircraft.  The 
developer was given commission standard conformance guidelines to include in 
plan.  The conditions include: 
 
A. Applicable ALUC standard conditions shall apply. (See attached.) 
B. Buyers of properties in the Traffic Pattern Zone (Zone 6 identified in the 2006 

Draft ACLUP) and the Airport Traffic Pattern Zone (Zone 3 identified in the 
1996 CLUP) shall be notified of potential aircraft impacts through recording 
of an avigation easement with the City of Marina. 

C. All future proposed projects within Zone 4 (2006 Draft ACLUP) and Zone 2 
(1996 CLUP) that include structures greater than 35 feet tall shall be 
submitted to the Monterey County ALUC for review. 

D. All future proposed projects within Zone 6 (2006 Draft ACLUP) and Zone 3 
(1996 CLUP) that include structures greater than 45 feet tall shall be 
submitted to the Monterey County ALUC for review. 

E. Marina Station Specific Plan Goal 4 and related policy and implementation 
measures should be revised as follows: 

 
Goal 4:  Reduce residents’ possibility for death, injury, and property damage due 
to geology, soils, and hazards associated with air traffic 
 
OS Policy 4-1:  Protect residents within the Plan area from hazards associated 
with air traffic.   
 
Implementation Measures:   
1. The City of Marina is in the process of updating the has prepared a Draft 

Airport Comprehensive Land Use Plan (July 2006) for the Marina Municipal 
Airport to reflect the 2002 Caltrans Division of Aeronautics standards.  The 
2002 standards are the most current and effective guidelines accepted for 
evaluating airport hazards and are the presiding standards until such time as 
the Marina Municipal Airport Comprehensive Land Use Plan is incorporated 
into Monterey County Airports Master Plan and adopted by the Monterey 
County Airport Land Use Commission. 

 
2. Development within the Specific Plan area that is located within the Airport 

Safety Zones identified on Figure 5-1 shall be limited to the land uses 
identified by the California Airport Land Use Planning Handbook, January 
2002 edition (Tables 9B and 9C) for each specific safety zone. 

 
Motion was made to accept the staff report and approve the project with 
conditions.   Motion passed unanimously.   
 

2. Williams Property – Proposed Amendment to Use Permit 
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Staff outlined the proposal to remove condition 19 of a use permit that allows 
communication towers; condition 19 states the permit expires on October 29, 
2007.  Staff reported no knowledge of any complaints or concerns regarding the 
communication towers during the last ten years of their existence.   
 
Motion was made to approve removal of condition 19.  Motion passed 
unanimously.     

 
3. Update to Comprehensive Airport Land Use Plans 

Staff members provided informational update including process and intent 
overview for the Comprehensive Airport Land Use Plans.   

 
4. Meeting Minutes from February 26, 2007 

Commissioners reviewed minutes.   
 
Motion was made to approve minutes.  Motion passed unanimously. 

 
E. AIRPORT LAND USE PLANNING QUIZ 
 

Commissioners answered the question correctly by stating you may amend an 
airport compatibility plan once per year.  Commissioner’s briefly discussed. 

 
F. COMMISSIONERS’ COMMENTS 

 
Chairman Franco read an email communication from commissioner Johnston, 
03/12/07, announcing his resignation from the commission and his resignation 
from his position as Marina’s airport manager, effective March 23, 2007.  
Chairman Franco and Commissioner Belter will draft resolutions recognizing 
service on the commission for both commissioners Johnston and Cabaluna.   
 
Commission discussed: a) staffing of the ALUC; b) seeking new members; and, 
c) non-representation on the commission by the Board of Supervisors. 

 
G. CORRESPONDENCE 
 

See discussion of Steve Johnston’s resignation and commission staffing under 
‘Commissioner’s Comments’ above.   
 

H. ADJOURNMENT 
  

Meeting adjourned at 4:40 p.m. 
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Light Post Illustration
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List of Approved Large Evergreens and Deciduous Trees
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Specifications for Marina Station Park Facilities
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Development Agreement
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Mitigation Monitoring Plan






