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Reviewing Authority: Total fees due:

(Make checks payable to: Marin County Planning Department)
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_____________________________________________________________________________

TO BE COMPLETED BY APPLICANT: (Please type or print legibly)
1. Assessor's Parcel No(s): Zoning: 
2. Project Address: City/Zip: 
3. Property Owner: Phone: 
4. Owner’s Address: City/Zip: 
5. Owner’s Email: 
6. Applicant: Phone: 
7. Applicant’s Address: City/Zip: 
8. Applicant’s Email: 
9. Please indicate any other individuals/parties to receive correspondence:

Name: Address:

10. Project Description (include additional sheets if needed):

052-113-07 Public Facilities (PF)

630 Drake Avenue Marin City, CA 94965

Marin City Community Services Dist. (415) 332-1441

630 Drake Avenue Marin City, CA 94965

mbrown.mccsd@gmail.com, jbarrow.mccsd@gmail.com

MCCSD (415) 332-1441

630 Drake Avenue Marin City, CA 94965

jbarrow.mccsd@gmail.com, mbrown.mccsd@gmail.com
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attn: David Schnee, principal South San Francisco, CA 94080

dschnee@g4arch.com

See accompanying application materials
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11. State of California Hazardous Waste and Substances Sites List (C.G.C. § 65962.5) 

Pursuant to California Government Code Section 65962.5(e), before a local agency accepts as 
complete an application for any development project, the applicant shall consult the latest State 
of California Hazardous Waste and Substances Sites List online with various State agencies 
and submit a signed statement indicating whether the project is located on a site which is 
included on the List. 

Statement:  I have consulted the latest State of California Hazardous Waste and Substances 
Lists, and I have determined that the project site is / is not (circle one) included on the List. 

Date of List consulted:    

Source of the listing:    
_____________________________________________________________________________ 

SIGNATURE: 

The property involving this permit request may be subject to deed restrictions called Covenants, 
Conditions and Restrictions (CC&Rs) which may restrict the property's use and development. 
These deed restrictions are private agreements and are NOT enforced by the County of Marin. 
Consequently, development standards specified in such deed restrictions are NOT considered 
by the County when granting permits. I understand that it is my responsibility to determine if the 
property is subject to deed restrictions and if so, I certify that I have contacted the appropriate 
homeowners association and adjacent neighbors about the project prior to proceeding with 
construction. Following this procedure will minimize the potential for disagreement among 
neighbors and possible litigation. 

I hereby authorize employees, agents, and/or consultants of the County of Marin to enter upon 
the subject property upon reasonable notice, as necessary, to inspect the premises and process 
this application. I understand that in cases where the development site is large or cannot be 
easily seen or accessed from the nearest public road, the Community Development Director 
may determine that a publicly noticed site inspection by the decision maker is necessary. In this 
instance, I hereby authorize the conduct of such inspections of the premises upon reasonable 
notice. 

I hereby authorize the Planning Department to reproduce plans and exhibits as necessary for 
the processing of this application. I understand that this may include circulating copies of the 
reduced plans for public inspection. Multiple signatures are required when plans are prepared 
by multiple professionals. 

I hereby certify that I have read this application form and that to the best of my knowledge, the 
information in this application form and all the exhibits are complete and accurate. I understand 
that any misstatement or omission of the requested information or of any information 
subsequently requested shall be grounds for rejecting the application, deeming the application 
incomplete, denying the application, suspending or revoking a permit issued on the basis of 
these or subsequent representations, or for the seeking of such other and further relief as may 
seem proper to the County of Marin. I declare under penalty of perjury under the laws of the 
State of California that the foregoing is true and correct and that this application was signed at  

  , California on  . 

    
Signature of Property Owner(s)  Signature of Plan Preparer 

GROUP 4 ARCHITECTURE RESEARCH + PLANNING, INC.
David Schnee, Principal

MARIN CITY COMMUNITY SERVICES DISTRICT
Nancy Johnson, Board of Directors, Chair

11/21/2016

CA: Department of Toxic Substances Control: CalEPA "Cortese" List
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M A S T E R  P L A N  A P P L I C A T I O N  S U B M I T T A L  –  U P D A T E D  J A N U A R Y  2 0 1 7

This Master Plan application is being submitted by the Marin City Community Services District (CSD) to Marin County 
as a complete replacement to the master plan application dated December 1, 2016. Upon CSD approval, this submission 
will initiate the planning, review, and approval processes for the Center for Community Life Vision Plan Master Plan.   

P R O J E C T  O V E R V I E W 

P r o j e c t  D e s c r i p t i o n 

The Marin City Community Services District (CSD) owns and operates a multi-building campus of community facilities 
providing recreational, educational, health, wellness, and cultural services. Despite its role as a key center of community 
activity and gathering in Marin City, the existing campus and facilities struggle to provide for the growing needs of the 
community. At present, the undersized facility is inefficient and outdated, greatly limiting the potential of programs and 
organizations to optimally serve the community. The Center for Community Life (CFCL) project proposes the renovation 
and expansion of the existing facilities in order to meet and cater to the evolving needs of the community for years to come.   

The CFCL Vision Plan was developed to support the six principles of: (1) supporting families, (2) preparing young people 
for success, (3) enhancing health and wellness in clinical and recreational settings, (4) promoting economic well-being, 
(5) enriching lives of all ages – children to seniors, and (6) celebrating culture and diversity. 

E x i s t i n g  C o n d i t i o n s

The Marin City Community Services District owns approximately 4.87 acres of land in the heart of Marin City located 
on Phillips Drive, and bordered by Bayside/Martin Luther King Academy, Cornerstone Church, Marin County Public 
Safety Building, Rocky Graham Park, Oak Knolls Apartments, and Drake Avenue. Phillips Drive is a private roadway 
and utility easement owned by the CSD and its adjacent neighbors. As Phillips Drive spans across other properties, the 
CSD has obtained letters of support and intent to participate in the drive’s proposed improvements (see Figure 1 below, 
Drawing Sheet A1.1-1, and Appendix 1 Letters of Support).

Figure 1: Existing site survey and property boundary 
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At present, the campus is comprised of four permanent buildings and two modular classrooms. On the western portion of 
the site is the 4,138 square foot (sf) Marguerita C. Johnson Senior Center, which was built in the late 1980s. The 15,200 sf 
Manzanita Recreation Center, constructed during the mid-20th Century, contains the Health & Wellness, teen, gym, and 
boxing/fitness facilities. A 2,500 sf annex to the Manzanita Recreation Center includes the CSD offices and additional 
Health & Wellness Center offices. The eastern portion of the site contains two 1,350 sf modular classrooms currently 
used by Community Action Marin for early childhood education programs (known as the Manzanita Children’s Center). 
The Harriet Tubman House, a 2,700 sf residential home built in the early 20th Century, is used by the CSD as a storage 
facility presently. A surface parking lot in poor condition provides 18 parking spaces on the western edge of the site. 
Roughly 24 parking spaces exist along the CSD owned portion of Phillip’s Drive. A series of concrete walkways, plazas, 
and open grassy areas connect the various campus buildings (see Figures 2-5 and Drawing A2.1-1 Existing Conditions). 

Figure 2: Existing campus plan and project scope boundary 

VISION PLAN 
BLDG. OUTLINE



MASTER PLAN NARRATIVE

February 2, 2017     Marin City Center for Community Life Master Plan Application 3

Figure 3: Existing site aerial 

Figure 5: Existing Harriet Tubman HouseFigure 4: Existing Main Building – Manzanita Recreation Center
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V I S I O N  P L A N  –  M A S T E R  P L A N  S C O P E

The Vision Plan scope is being submitted here to Marin County for Master Plan approval.

The Vision Plan shows the desired long range build-out of the Center for Community Life campus, allowing for an 
expanded recreation center building, health clinic, early childhood education center, and related site work through a 
combination of renovation and new construction. The Vision Plan includes the renovation of the Senior Center and Harriet 
Tubman House structures, the demolition of currently outdated recreation, health and wellness, and office buildings, and 
the removal of modular buildings for permanent replacement with new construction. 

The Vision Plan scope also includes a gym providing enough space for a NBA sized basketball court and three cross 
courts, indoor swimming pool, supplemental classrooms, and meeting and event spaces (see Figure 6 and Drawing A3.1-1 
Master Plan Vision Plan). A detailed program of spaces included in the Vision Plan can be found in Table 2 on pages 6-9.  

An integral part of the master plan includes the redevelopment of Phillip’s Drive. Currently, the portion of Phillips Drive 
immediately adjacent to the community center is a “sea of asphalt,” characterized by problematic pedestrian crossings, 
inefficient parking, and deteriorated paving. The new Vision Plan includes a proposal for the reconfiguration of Phillips 
Drive, transforming the street through the addition of continuous angled street parking, sidewalks, street planting, new 
paving, and raised pedestrian crosswalks. Through the use of various paving materials and raised pedestrian crosswalks, 
vehicular traffic will be slowed, and safer pedestrian crossings between the CFCL campus, MLK Academy, Marin Learning 
Center, and Cornerstone Church will be established. The reimagined Phillips Drive will serve as a new “main street” for 
Marin City, complemented by the CFCL and other civic and educational facilities lining the street.  

BUILDING EXISTING TOTAL 
AREA 

PROPOSED ACTION PROPOSED AREA 

Marguerita C. Johnson 
Senior Center 

4,138 sf  Renovation 7,160 sf 

Main Building: 
Manzanita Recreation 
Center 

13,552 sf Replacement  41,714 sf 

Health & Wellness 
Center 

1,740 sf Replacement 4,000 sf 

CSD Offices 2,567 sf Relocation @ Harriet 
Tubman House 

2,685 sf 

Manzanita Children’s 
Center 

2,700 sf Replacement  4,400 sf 

CAMPUS TOTAL  24,667 sf  59,959 sf 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 1
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MASTER PLAN NARRATIVE

Table 2: Vision Plan Building Program
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Harriet Tubman House
EXISTING SF 
(at CSD 
Annex)

NEW SF Occupancy 

Reception/Waiting Room 625 SF Included in 
CSD office

CSD Office 200 SF 300 SF 3
Conference Room 206 SF 280 SF 3
Flex Office or Historical Archive 620 SF 684 SF 7
Break Room  73 SF 144 SF
Restroom 179 SF 150 SF
Storage 171 SF 521 SF
Service/Circulation 493 SF 606 SF
Total  2,567 SF 2,685 SF 13

Early Childhood Education EXISTING SF NEW SF Occupancy 

Classrooms 1 775 SF 900 SF 26
Classrooms 2 775 SF 900 SF 26
Classrooms 3 ‐ 900 SF 26
Kitchen 184 SF 175 SF
Office 150 SF 150 SF
Restroom 384 SF 400 SF
Service/Circulation  432 SF 975 SF
TOTAL 2,700 SF 4,400 SF 78

Health & Wellness Center EXISTING SF NEW SF Occupancy 

Waiting Room/Reception 300 SF 345 SF 3
Conference Room 225 SF 200 SF 10
Medical Exam Rooms 220 SF 998 SF 10
Dental Exam Rooms 215 SF 827 SF 8

Laboratory 180 SF Incl. in exam 
room sf

Behavioral Health (currently 
located at CSD offices) 300 SF 387 SF 4

Administration Offices 300 SF 450 SF 5
Service/Circulation 300 SF 793 SF
TOTAL  1,740 SF 4,000 SF 40

Total Campus SF: 24,667 SF 59,959 SF
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V i s i o n  P l a n  Z o n i n g

The existing site is currently zoned for Public Facilities (PF) per the County of Marin. Uses allowed include recreation, 
education, and public assembly. Several uses are permitted under a conditional use permit and Design Review approval, 
including indoor sports facilities, outdoor public assembly, and service uses including government offices and health and 
wellness facilities. Refer to the memo on pages 26-27 for the preliminary code analysis completed in 2016. 

An alternative approach to the zoning for the Health and Wellness Clinic is to consider that use as a medical office 
building. The County is evaluating the process for approving this, either as a zoning change or part of or parallel to the 
Conditional Use Permit process required in the Master Plan and later Precise Development Plan approvals.  All uses 
will be carefully considered for impacts.  The successful history of all uses, with the exception of the pool, being on the 
CFCL campus for many years may be considered in the process.

V i s i o n  P l a n  P a r k i n g

As part of the approval process for the master plan Vision Plan, the County Department of Public Works has indicated 
that they will accept the Institute of Transportation Engineer’s (ITE) parking standards for the Senior Center and Main 
Recreation buildings. County parking requirements are used for the Harriet Tubman House, Early Childhood Education, 
and Health & Wellness facilities. Per these standards, the full complement of uses requires a total of 195 spaces. 128 
spaces will be provided on-site through expanded lots by the Senior Center and Harriet Tubman House, an elevated 
parking deck above a portion of the main lot, and increased parking capacity along Phillips Drive. The County has 
indicated that they will consider on-street parking along Drake Avenue to count towards the remaining parking need as 
part of the master plan approval process. A parking study demonstrating the current use will be required and subsequently 
submitted. Refer to Figures 7-8, Table 3, and Drawing A3.1-2 Vision Plan Parking for more detailed information on the 
parking demand and layouts. 

County requirements for parking greatly exceed the ITE guidelines for community recreation centers and commonly 
accepted best practices, including those of nearby Sausalito and Mill Valley. The ITE Parking Generation Manual 4th 
Edition, published in 2010, provides information on the parking demand characteristics of a broad range of land uses 
based on actual site studies. It provides information for the “recreational community center” land use type, with parking 
data covering seven (7) study sites with an average size of 38,000 square feet. The peak parking demand period for these 
uses were observed to be during an evening weekday, with the average observed parking demand of 3.2 occupied spaces 
per 1,000 sf GFA. It is worth noting that due to Marin City’s small scale and walkability, the existing recreation center is 
extremely pedestrian friendly, with many users walking to the current facility as opposed to driving. The improvements 
to Phillips Drive proposed within this master plan will greatly improve the safety and experience for pedestrians, further 
promoting the walkable nature of the community. Dedicated bicycle parking and storage (which currently does not exist) 
will also be included on-site for those patrons wishing to bike to the campus. 
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Figure 8: Adjacent street parking extent
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Table 3: Vision Plan Parking Demand and Quantities Provided

Marguerita C. Johnson Senior Center

ROOM EXISTING SF NEW SF Occupancy  Parking Stalls 
(ITE Standards)ⁱ

Senior Multipurpose Room 1,270 SF 1,270 SF 85
Senior MPR. Storage 87 SF 87 SF

Senior Meeting Room 729 SF 729 SF 36
Senior Mtg. Storage 33 SF 33 SF

Senior Computer Lab 397 SF 675 SF 34
Kitchen 231 SF 231 SF
Mangers Office  160 SF 160 SF 2
Partner Offices 155 SF Replaced w. lab

Reception 164 SF 164 SF
General Storage 1 112 SF 112 SF
General Storage 2 123 SF Replaced w. lab

Men's Restroom 148 SF 148 SF
Women's Restroom 183 SF 183 SF
Circulation 346 SF 346 SF
TOTAL 4,138 SF 4,138 SF 157 13

Senior Center Annex

ROOM EXISTING SF NEW SF Occupancy  Parking Stalls
(ITE Standards)ⁱ

Maker Space/Tech Lab 467 SF 1,200 SF 60
Maker Space Storage 200 SF

Adult MPR. Classroom 1,000 SF 50
Adult MPR. Storage 122 SF

Circulation/Service  500 SF
TOTAL 3,022 SF 110 10

TOTAL MCJ S.C. & ANNEX 7,160 SF 267 23

i  Parking Generation Manual 4th Edition (2010), Institute of Transportation 
Engineers (ITE) recommendation of 3.2 spaces per 1,000 sf GFA for recreational 
community center land use type
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Main Building 

ROOM EXISTING SF NEW SF Occupancy  Parking Stalls
(ITE Standards)ⁱ

Teen Classroom 1,105 SF 816 SF 41
Art Classroom ‐ 700 SF 35

Teen & Art Storage ‐ 100 SF
Multipurpose Classroom ‐ 700 SF 35

Classroom Storage ‐ 50 SF
Music Classroom  ‐ 600 SF 30

Music Storage ‐ 70 SF
Multipurpose Gym 4,501 SF 8,381 SF 559
Gym Storage 411 SF 240 SF
Community Hall ‐ 4,500 SF 300
Community Hall Stage 825 SF 825 SF

Comm. Hall Storage ‐ 475 SF
Kitchen 328 SF 650 SF
Dance Classroom  578 SF 900 SF 18

Dance Storage ‐ 180 SF
Boxing 1,808 SF 2,000 SF 40
Fitness 1,067 SF 1,730 SF 35

Boxing, Fitness Storage 78 SF 130 SF
Reception & Office  ‐ 240 SF 2
Pool ‐ 4,000 SF 80
Pool Deck  ‐ 3,850 SF 257
Men's Restroom/Lockers 254 SF 700 SF
Women's Restroom/Lockers 236 SF 700 SF

TOTAL 11,658 SF 32,537 SF 1432
Circulation/Service: 1,864 SF 9,177 SF
TOTAL GROSS SF/PARKING:  13,522 SF 41,714 SF 133

TOTAL OCC./PARKING MAIN BLDG. & SENIOR CENTER: 1699 156
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Harriet Tubman House
EXISTING SF 
(at CSD 
Annex)

NEW SF Occupancy 
Parking Stalls 
(Marin County 
Code)⁴

Reception/Waiting Room 625 SF Included in 
CSD office

CSD Office 200 SF 300 SF 3
Conference Room 206 SF 280 SF 3
Flex Office or Historical Archive 620 SF 684 SF 7
Break Room  73 SF 144 SF
Restroom 179 SF 150 SF
Storage 171 SF 521 SF
Service/Circulation 493 SF 606 SF
Total  2,567 SF 2,685 SF 13 11

Early Childhood Education EXISTING SF NEW SF Occupancy 
Parking Stalls 
(Marin County 
Code)⁵

Classrooms 1 775 SF 900 SF 26
Classrooms 2 775 SF 900 SF 26
Classrooms 3 ‐ 900 SF 26
Kitchen 184 SF 175 SF
Office 150 SF 150 SF
Restroom 384 SF 400 SF
Service/Circulation  432 SF 975 SF
TOTAL 2,700 SF 4,400 SF 78 12

Health & Wellness Center EXISTING SF NEW SF Occupancy 
Parking Stalls 
(Marin County 
Code)⁴

Waiting Room/Reception 300 SF 345 SF 3
Conference Room 225 SF 200 SF 10
Medical Exam Rooms 220 SF 998 SF 10
Dental Exam Rooms 215 SF 827 SF 8

Laboratory 180 SF Incl. in exam 
room sf

Behavioral Health (currently 
located at CSD offices) 300 SF 387 SF 4

Administration Offices 300 SF 450 SF 5
Service/Circulation 300 SF 793 SF
TOTAL  1,740 SF 4,000 SF 40 16

Total Campus SF: 24,667 SF 59,959 SF

TOTAL REQUIRED CAMPUS PARKING: 195

i  Parking Generation Manual 4th Edition (2010), Institute of Transportation 
Engineers (ITE) recommendation of 3.2 spaces per 1,000 sf GFA for recreational 
community center land use type

4 Per Marin County Code, Chapter 42.04.340i: one per 250 sf of gross floor area

5 Per Marin County Code, Chapter 42.04.340p: four spaces for every classroom
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4 Per Marin County Code, Chapter 42.04.340i: one per 250 sf of gross floor area

5 Per Marin County Code, Chapter 42.04.340p: four spaces for every classroom

Harriet Tubman House
EXISTING SF 
(at CSD 
Annex)

NEW SF Occupancy 
Parking Stalls 
(Marin County 
Code)⁴

Reception/Waiting Room 625 SF Included in 
CSD office

CSD Office 200 SF 300 SF 3
Conference Room 206 SF 280 SF 3
Flex Office or Historical Archive 620 SF 684 SF 7
Break Room  73 SF 144 SF
Restroom 179 SF 150 SF
Storage 171 SF 521 SF
Service/Circulation 493 SF 606 SF
Total  2,567 SF 2,685 SF 13 11

Early Childhood Education EXISTING SF NEW SF Occupancy 
Parking Stalls 
(Marin County 
Code)⁵

Classrooms 1 775 SF 900 SF 26
Classrooms 2 775 SF 900 SF 26
Classrooms 3 ‐ 900 SF 26
Kitchen 184 SF 175 SF
Office 150 SF 150 SF
Restroom 384 SF 400 SF
Service/Circulation  432 SF 975 SF
TOTAL 2,700 SF 4,400 SF 78 12

Health & Wellness Center EXISTING SF NEW SF Occupancy 
Parking Stalls 
(Marin County 
Code)⁴

Waiting Room/Reception 300 SF 345 SF 3
Conference Room 225 SF 200 SF 10
Medical Exam Rooms 220 SF 998 SF 10
Dental Exam Rooms 215 SF 827 SF 8

Laboratory 180 SF Incl. in exam 
room sf

Behavioral Health (currently 
located at CSD offices) 300 SF 387 SF 4

Administration Offices 300 SF 450 SF 5
Service/Circulation 300 SF 793 SF
TOTAL  1,740 SF 4,000 SF 40 16

Total Campus SF: 24,667 SF 59,959 SF

TOTAL REQUIRED CAMPUS PARKING: 195

Parking Provided

Onsite
Main Surface Lot 43
Marguerita C. Johnson S.C. Lot 6
Harriet Tubman/ Early Child. Lot 7
Phillips Drive 40
Parking Deck 32
Total Onsite  128

Adjacent: Along Drake Ave. 78

TOTAL ONSITE/ADJACENT PARKING: 206
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S T U D I E S  U N D E R W A Y

P r e d e s i g n  P l a n n i n g

In the Fall of 2016, the CSD contracted with Group 4 Architecture Research + Planning, Inc., to conduct limited Predesign 
Services, CEQA, and Community and Stakeholder Engagement. Supporting that effort were Mack5, who provided cost 
planning inputs and project delivery advice, RHAA, who provided landscape architecture advice for site strategies, and 
LSA operating as the CEQA consultant.  The Fall 2016 scope included:

P r e d e s i g n  S e r v i c e s

Program, Building, and Site Strategy Update

The predesign services included updating the program, building, and site strategy from the 2014 Master Plan in response 
to new programming needs, funding potential, and site constraints. The outcome of that update is being submitted as part 
of this master plan submittal, and has been described in the preceding pages. Refer to Figure 6 and Table 2 on pages 6-9.

Project Delivery Plan

As part of the predesign services, the Consultant team, CSD Project Management Team, John Clawson of Equity 
Community Building, Bob Alten of Alten Construction, and John O’Neil reviewed and analyzed alternate construction 
strategies for the project.

Through a series of meetings the following directions were recommended:

The construction method is recommended to be a combination of light-weight wood and steel frames. Tilt-up concrete 
construction was determined to be too heavy for existing soil conditions in addition to the building sizes being too small 
to be an economical construction strategy.

The project delivery/construction contract type that is recommended is a Construction Manager at Risk (CMAR) who will 
develop in parallel to the architectural and engineering design phases a negotiated Guaranteed Maximum Price (GMP). 
Due to the parallel activities of design, engineering, and construction contracting, significant time can be saved, making it 
possible to have the project permitted and bid in the shortest time possible. This allows the project to be “shovel ready” as 
required by the New Market Tax Credit funding stream, which the CSD has identified as a potential key funding source.  

Design-Bid-Build was considered and determined to be a less desirable project delivery method because of the longer 
time required to get the construction contract underway. Design-Build was also considered, but the length of time to 
prepare the bridging documents, in addition to the challenges of obtaining CSD and community input throughout the 
process were considered disadvantages. Developer turn-key was eliminated as an option because of the time needed to 
create developer performance criteria, as well as the uncertainty of whether a market for interested developers exists 
for a project of this nature. Requirements for prevailing wages and local workforce development, plus requirements for 
CSD and community engagement made the developer turn-key method a less desirable option as well.
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Updated Cost Model

Preliminary cost estimates were updated to reflect the preferred Master Plan Vision Plan scope that has been outlined 
above. The cost model accounts for new market conditions.    

P r e l i m i n a r y  E n t i t l e m e n t s

CEQA/MND (LSA leading study, under subcontract to Group 4)

As a subconsultant to Group 4’s predesign services, the environmental planning firm LSA has been contracted to prepare 
a California Environmental Quality Act (CEQA) Initial Study (IS) and Mitigated Negative Declaration (MND). Their 
scope of work and time line are shown in Appendix 2 LSA IS/MNS work plan. 

Through consultation with County Planning, it was recommended that the Marin City Community Services District 
(CSD) be the lead agency, with the County serving as a responsible agency for the CEQA process.

The Vision Plan scope will be the subject of the IS/MND with the intention of obtaining Master Plan approval for the 
Vision Scope within which a Phase 1 scope will be able to be submitted for a Precise Development Plan. 

As part of the IS/MND effort, LSA will be utilizing the following studies previously completed on behalf of the CSD: 
geotechnical investigation report, conceptual stormwater pollution control plan, biological constraints analysis, cultural 
resources survey (including archeological and historical research), and a traffic impact analysis (see Studies Completed 
on page 20 for more detailed information). LSA will be conducting an arborist report and also be updating the traffic 
analysis as part of their scope of work in the Spring of 2017.  

County Coordination – Planning Process

As part of the predesign scope of services, the Consultant met and corresponded with the Marin County Planning 
Department through which the following process was outlined:

The submission of this Master Plan application to the County initiates the planning process.  The CSD and its consultants 
will meet again with the County in early 2017 to get input and assist in clarifying, revising, or supplementing any of the 
information in the application so that the County may reach a determination that this application is complete. 

The CEQA IS/MND scope above will be a requirement of the Master Plan approval. This is anticipated to be submitted 
to the County in late spring or summer 2017.  

A schematic design scope for a Phase 1 of the Vision Plan will commence in February 2017, anticipating completion 
in late spring 2017; thereafter, the CSD will be submit a Precise Development Plan application to the County.  As both 
the Master Plan and Precise Development Plan require County Planning Commission review and County Board of 
Supervisors approval, it was suggested by County Planning staff that both applications be joined in the spring and go 
through a common review and approval process. Approval for both may be targeted for summer/fall 2017.

Once those plans are approved, the CSD will be able to submit architectural and engineering plans for County Building 
Permit approval, which should be able to be granted through ministerial review authority. 
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C o m m u n i t y  a n d  S t a k e h o l d e r  E n g a g e m e n t 

The predesign planning process included a robust round of community and stakeholder engagement, which included 
the following:

Community Meetings (October 27th and November 19th)  

The community-at-large was engaged at key intervals in the project to provide feedback and input on the evolving 
building programs and campus layouts. The community meetings were conducted in two formats: an informal, “drop-in” 
open-house, and a structured town hall meeting in the evening. The content and goal for community input was the same 
for both meeting formats. Several methods of publicity were used to advertise the community meetings to surrounding 
residents: postcard mailers were sent to each postal customer in Marin City, advertising the community meetings, in 
addition to an email blast to all CSD news subscribers; banners were also posted at the Manzanita Recreation Center 
and Skate Park fence along Donahue Street to further promote the meetings.  

Community Advisory Committee (CAC) Meetings (November 10th and November 21st)

The CSD and Group 4 Architecture conducted two CAC meetings, comprised of key community stakeholders and 
involved individuals representing a broad cross section of Marin City. The CAC provided feedback and oversight to 
the planning process. The format and style of the CAC was modeled after the successful advisory group that existed 
for the Rocky Graham Park design and construction process. It is the intent to keep the CAC assembled throughout the 
forthcoming design and construction phases for the project. The CSD used flyers, email blasts, and direct invitations to 
individuals to assemble the CAC group. 

Marin City Community Services District Board Study Sessions (November 3rd and December 1st)

Two CSD Board Study Sessions were completed through the predesign services. These study sessions provided the 
Board with project updates, where key project developments were reviewed, including the building program, site layouts, 
construction phasing, construction type, project delivery, and cost estimates.

Stakeholder Focus Groups 

The CSD and Group 4 Architecture held a series of focus groups with key service providers and program operators as 
part of the predesign services. These focus group meetings served to update and confirm the building program and site 
strategies with the facility stakeholders, in response to their current usage of spaces and goals for the new facility. These 
groups included:

	Marin City CSD Recreation Department

	Marin City Health & Wellness

	Community Action Marin

	Marin Horizon School 

	Boys and Girls Club of Marin and Southern Sonoma Counties

	Marin YMCA         
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S T U D I E S  C O M P L E T E D

A series of studies were completed for the project site as part of the 2008 Community Center Master Plan process. A 
summary of the studies completed can be found below, with the full studies attached in Appendix 3.

G e o t e c h n i c a l  I n v e s t i g a t i o n  R e p o r t  

A Geotechnical Investigation Report was completed for the project site on November 29, 2005, by Miller Pacific 
Engineering Group. The evaluations and recommendations from the 2005 report were still judged valid for the site 
on February 19, 2008. Based on the results of the investigations, the engineer concluded that the site is feasible for a 
community center complex, although several geological and geotechnical hazards that could significantly affect the cost 
of developing the site must be considered as part of the design process. The concerns centered around the strong seismic 
shaking of the surrounding area, settlement issues of the building improvements, and the presence of high groundwater. 
It is suggested that the geotechnical report be revisited and updated accordingly in response to new seismic design 
parameters set forth in the most recent California Building Code (CBC). 

C o n c e p t u a l  S t o r m w a t e r  P o l l u t i o n  C o n t r o l  P l a n 

A Conceptual Stormwater Pollution Control Plan was created on August 25, 2009, by F.E. Jordan Associates, Inc., for 
the project site. The major constraints of the site included relatively impermeable soils and steep slopes over portions of 
the site. Suggested stormwater pollution mitigation methods included the use of bioretention facilities, grass areas, catch 
basins, and site retaining walls to reduce slopes. The 2009 study will need to be reviewed and updated as necessary in 
response to changes in local and state building codes.      

B i o l o g i c a l  C o n s t r a i n t s  A n a l y s i s 

Ms. Lucy Macmillan, a Mill Valley environmental scientist, completed a biological constraints analysis for the project 
site in September 2005. Macmillan concluded that the project site is unlikely to support special-status plant species due 
to the disturbed nature of the site and presence of existing buildings and hardscape. Existing large trees on-site may 
provide suitable nesting habitats for birds and raptors, and it is suggested that if the construction is to occur between 
February and August, a qualified biologist should conduct pre-construction surveys of all potential nesting habitats 
within 500 feet of the project site. If sensitive nesting habitats are found, a non-disturbance buffer should be established 
around the nest tree during the breeding season. Similarly, the project site may also support the habitat of special-status 
bat species. Macmillan also recommends conducting a pre-construction survey to determine if special-status bats are 
present, and establishing a non-disturbance buffer if found. Lastly, the Biological Constraints Analysis identified that 
no wetlands were found on-site. 

Since no major changes have occurred on the project site since the Biological Constraints Analysis was completed in 
2005, it is likely that an update to the study is needed. 

C u l t u r a l  R e s o u r c e  S u r v e y  ( i n c l u d i n g  a r c h e o l o g i c a l  a n d  h i s t o r i c a l  r e s e a r c h )

A cultural resources survey was completed for the project site by Tom Origer & Associates on August 10, 2005. On 
March 3, 2008, Tom Origer & Associates provided an update to the 2005 report, further asserting that no prehistoric or 
important historical period resources exist on the site. It is unlikely that an update to the cultural resources survey will 
be needed as part of future design phases.   
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T r a f f i c  I m p a c t  A n a l y s i s 

Wilson Engineering & Transportation Consultants provided an updated traffic analysis for the project site on September 
2, 2009, in response to the proposed 2008 Community Center Master Plan. The engineers concluded that minimal traffic 
increases would result from the proposed 27,400 square feet community center building. The project forecast to create 
an additional 52 trips a day relative to the existing center, and as such, would not impact the surrounding roadway 
network. All intersections were intended to continue operating at existing levels of service with no changes in delay. 
Since the 2009 traffic analysis excluded the impact of a future phase indoor pool set forth in the 2008 master plan, an 
updated traffic analysis will be conducted as part of the forthcoming design phase, reflecting the updates to the project 
made during the predesign services.       
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M A S T E R  P L A N  S U P P O R T I N G  D R A W I N G S
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1 December 2016  

Ben Berto, Principal Planner 
COUNTY OF MARIN, COMMUNITY DEVELOPMENT AGENCY 
3501 Civic Center Drive, Room 308, San Rafael, CA 94903 

P R O J E C T  

MARIN CITY CENTER FOR COMMUNITY LIFE MASTER PLAN – 
PRELIMINARY ZONING REVIEW 
S E N T  V I A  

Physical delivery      
                                        
                                   
T O P I C  

ZONING DATA: 
 Zoning District: Public Facilities (PF)  

o Uses: Community, governmental, education, or other institutional facility  
o Conditional Uses (Use permit required): Indoor recreation centers, sports 

facilities, outdoor public assembly, professional offices, and 
health/fitness facilities  

BUILDING ENVELOPE: 
 Building Height 

o Per Marin County Code of Ordinance, Chapter 22.14, Table 2-10:  
 Primary: 35’-0” 
 Accessory: 15’-0” 

o Public buildings excepted from height limitations under certain 
conditions (as per Marin County Code of Ordinance 22.70.010I) 
 In any district, (other than an S-1 district or one combined with 

an S-1 district) where the height limitation is less than seventy-
five feet, public and semipublic buildings, schools, churches, 
hospitals and other institutions permitted in such district may be 
erected to a height not exceeding seventy-five feet; provided that 
the front, rear, and side yards shall be increased one foot for each 
one foot by which such building exceeds the height limit 
hereinbefore established for such district. 

 Building Setback (Per Marin County Code of Ordinance Chapter 22.14, Table 2-
10)

o Front: Not applicable
o Sides: Not applicable 
o Rear: Not applicable  
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1 December 2016 Ben Berto, Principal Planner Memorandum Page 2 

Maximum Floor Area Ration FAR (Per Marin County Code of Ordinance 
Chapter 22.14, Table 2-10) 

o Not Applicable
Parking – see Executive Report Pages 8-11 including Table 3  

FLOODING  
Geotechnical Investigation as completed by Miller Pacific Engineering Group 
(dated November 28, 2005): 

o Based on FEMA flood hazard maps, the site is not within a 500-year 
flood zone. Topographic mapping provided by the Client shows existing 
grades at the site to vary between approximately +20 feet and +45 feet 
(MSL).

Vance Stoner 
Job Captain 

VS/s
                     

cc:  
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A P P E N D I X

1 .  L E T T E R S  O F  S U P P O R T
2 .  L S A  C E Q A  I S / M N D  S C O P E  O F  W O R K  &  T I M E L I N E
3 .  S T U D I E S  P R E V I O U S L Y  C O M P L E T E D
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APPENDIX 1 
LETTERS OF SUPPORT 

APPENDIX 1  
 
Letter of Support and Willingness to Collaborate in Follow‐Up Activities for the Marin City Center of 
Community Life Project 
 
INTENT TO PARTICIPATE IN PHILLIPS DR. STREET IMPROVEMENTS/SHARED STREET PARKING USE – SITES 
ADJACENT TO CENTER FOR COMMUNITY LIFE: 
 
FACILITY  CONTACT 
Cornerstone Church of God in Christ 
626 Drake Avenue 
Marin City 94965 
 

Bishop Jonathan D. Logan Senior, Senior Pastor 
 

Bayside/Martin Luther King Jr. Academy 
Sausalito‐Marin City School District 
200 Phillips Drive, Sausalito, CA 94965 
 

William McCoy, Superintendent 
 

Marin Learning Center, Community Action Marin 
Marin City Community Development Corporation 
441 Drake Avenue 
Marin City, CA 94965 
 

Dr. Melissa Cadet, Executive Director 
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P L A N N I N G           E N V I R O N M E N T A L  S C I E N C E S           D E S I G N  

June 24, 2015

Dawn Merkes, Principal
Group 4 Architecture, Research + Planning, Inc.
211 Linden Avenue
South San Francisco, CA 94080

Subject: Scope and Budget to Conduct CEQA Review for the Marin City Community Center
Master Plan 

Dear Dawn,

LSA Associates, Inc. (LSA) is pleased to submit this scope and budget for the preparation of an Initial 
Study/Mitigated Negative Declaration (IS/MND) for the Marin City Community Center Master Plan 
(project). Primary staff on this project will be Judith Malamut, Principal, who will oversee the 
project and Greta Brownlow, Associate, who will serve as project manager. Amy Fischer, 
Associate, will provide technical expertise for the air quality, noise analyses, and greenhouse gas 
emissions.

PROJECT UNDERSTANDING AND APPROACH
The Marin City Community Center project (project) involves implementation of the Marin City 
Community Center Master Plan (December 2014) through a combination of renovation and new 
construction within the existing Manzanita Recreation Center site located on Drake Avenue. As 
described in the Marin City Community Center Master Plan, the project would occur in two primary 
phases. Phase 1 includes a combination of sub-phase options which can be completed depending on 
community priority or available funding opportunities. The recommended Phase 1 option includes the 
following elements: 

Construct new gym and Community Service District offices 

Renovate Senior Center to include a Health & Wellness Center 

Construct new Early Childhood Education Center 

Renovate Harriet Tubman House 

Phase 2 includes renovation of the existing Manzanita Recreation Center and the expansion of the 
existing parking lot. During Phase 2, all programs currently offered in the existing Recreation Center 
would move and operate out of the newly completed gym and Marin City Community Services 
District (MCCSD) offices, until the renovation is complete. 

An additional Phase 3 would involve full demolition of the existing Manzanita Recreation Center and
replacement with a new two-story community center and indoor pool.

Based on the information in the Master Plan and our discussion with Group 4, LSA believes an 
Initial Study/Mitigated Negative Declaration (IS/MND) is the appropriate environmental document 
to evaluate the effects of the proposed project. Should significant environmental effects be identified 

June 24, 2016

APPENDIX 2: LSA CEQA IS/MND SCOPE OF WORK & TIMELINE
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L S A  A S S O C I A T E S ,  I N C .  

during the course of this evaluation, LSA will discuss the implications regarding the appropriate 
CEQA document and whether additional analysis is warranted. The lead agency for the purposes of 
CEQA would be the Marin City Community Services District (MCCSD); the Marin County 
Planning Department (County) would also review and provide input on the CEQA document as a 
responsible agency. This scope of services is focused on providing CEQA clearance via an IS/MND 
for Phase 1 and Phase 2 activities. Per your request, LSA is also providing a cost estimate to include 
CEQA clearance for the Phase 3 activities as part of the IS/MND (identified as a separate optional 
task) and an estimate to provide CEQA clearance for Phase 3 activities subsequent to the adoption of 
the IS/MND for the Phase 1 and Phase 2 activities. Prior to finalizing this scope of services, LSA 
will coordinate with Group 4 and the MCCSD to make any necessary revisions to this scope of 
services.

SCOPE OF WORK
Table 1 contains an outline of LSA’s proposed 
scope of work for the IS/MND, which is discussed 
below. 

TASK A.  PROJECT INITIATION
Project initiation will include several tasks, 
including the preliminary meeting and site visit, 
preparation of a base map, compiling and 
distributing relevant documents, data gathering, 
and contacting responsible agencies and MCCSD 
and County departments. The project description 
for the environmental document will also be 
prepared as part of project initiation subtasks. 

1. Start-Up Meeting/Site Visit
The LSA project team will meet with MCCSD and 
County staff and the design team to discuss the 
environmental review strategy, timeline, and 
scope tasks. We will visit the site to walk through 
and photograph the project site and its 
surroundings in order to document existing 
conditions and site features. 

2. Base Map Preparation
A base map of the project site and vicinity will be 
prepared by LSA based on information provided 
by Group 4. The project site base map will be used 
to illustrate the project site vicinity and the 
project’s relationship to surrounding uses and 
General Plan and Zoning designations. 

Table 1: Work Program Outline
TASK A. PROJECT INITIATION 

1. Start-Up Meeting/Site Visit
2. Base Map Preparation
3. Data Gathering and Evaluation
4. Project Description

TASK B. CONDUCT ENVIRONMENTAL 
ANALYSIS

1. Aesthetics
2. Agriculture and Forestry Resources
3. Air Quality
4. Biological Resources 
5. Cultural Resource
6. Geology and Soils
7. Greenhouse Gas Emissions
8. Hazards and Hazardous Material
9. Hydrology and Water Quality
10. Land Use and Planning
11. Mineral Resources
12. Noise
13. Population and Housing
14. Public Services and Recreation
15. Traffic and Circulation
16. Utilities and Service Systems
17. Mandatory Findings of Significance

TASK C. PEPARE DRAFT INITIAL STUDY/
MITIGATED NEGATIVE 
DECLARATION

1. Administrative Draft IS/MND
2. Screencheck Draft IS/MND
3. Public Review Draft IS/MND
4. Response to Comments
5. Mitigation Monitoring and Reporting Program

TASK D. PROJECT MANAGEMENT 
TASK E. MEETINGS AND PUBLIC HEARINGS

APPENDIX 2: LSA CEQA IS/MND SCOPE OF WORK & TIMELINE
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L S A  A S S O C I A T E S ,  I N C .  

3. Data Gathering and Evaluation
Existing data and analyses applicable to the project site and vicinity will be collected and evaluated. 
In addition, LSA will contact responsible agencies and County departments that may have 
information about the project site or insight into potential environmental impacts of the project. 

4. Project Description
LSA will prepare the project description based on materials provided by MCCSD, the County, and 
the design team. The project description will include a discussion of the key characteristics of the 
project site and its vicinity, project objectives, details of the proposed project, the approval process, 
and anticipated development schedule. 

TASK B. CONDUCT ENVIRONMENTAL ANALYSIS
LSA will conduct an analysis of the project’s impacts in the following topical areas: aesthetics; 
agriculture and forestry resources; air quality; biological resources; cultural resources; geology and 
soils; greenhouse gas emissions; hazards and hazardous materials; hydrology and water quality; land 
use and planning; mineral resources; noise; population and housing; public services, utilities and 
recreation; transportation and circulation. Mitigation measures to reduce significant effects to a less-
than-significant level will be recommended as appropriate. 

This analysis would be used to support an IS/MND. Our proposed analysis of the topics listed above 
is described below.

1. Aesthetics
This section will include an evaluation of existing visual conditions in and around the project site, 
including views of and from the project site. The change in views of the site after improvements have 
been made will be described. The project’s impact on scenic vistas and the visual character of 
surrounding neighborhood will be discussed.

2. Agriculture and Forestry Resources
As the project site is located within a developed area, it is not anticipated that the proposed project 
would have any effect on agricultural or forestry resources. LSA will provide a brief response to the 
checklist questions.

3. Air Quality
LSA will prepare an air quality analysis for the proposed project in response to the Initial Study 
questions. Project construction activities would include ground disturbance and the use of diesel 
vehicles on the site, which could have adverse effects on air quality. The air quality analysis will be 
based on the results of the traffic impact study. In addition, the project would generate vehicle trips 
that would result in emissions of regional pollutants. The air quality analysis will include the 
following components: 1) assessment of baseline air quality in the area; 2) assessment of project 
construction impacts; 3) assessment of traffic-related and operational air quality effects associated 
with the project; and 4) recommendation of mitigation measures consistent with Bay Area Air Quality 
Management District guidelines.
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4. Biological Resources
The project could result in the removal of mature trees and the implementation of a landscape plan. 
Trees on the site may be used by nesting birds. LSA will evaluate the impacts of the project on trees 
and associated animal species, and any other biological resources identified on the site. This analysis 
will be based on a tree survey to be conducted by LSA. 

LSA will conduct a field survey of the on-site trees that will consist of the following:
Identify each tree to species;
Determine which trees qualify as “protected” trees as defined by the Marin County Tree 
Ordinance;
Locate each tree on the project base map (Tree Map);1

Measure the trunk diameter of each tree at a point 4.5 feet above the natural grade (DBH).
If an individual tree has multiple trunks, the diameters of all trunks will be totaled; and
Evaluate the health and structural condition of each tree as being either:

o Excellent – Extraordinary specimen trees with large diameter (greater than 40 
inches), with good health and structure that have potential for longevity on site.

o Good – Trees with good health and structure that have potential for longevity on site.
o Fair – Trees with somewhat declining health and/or structural defects that can be 

abated with treatment. The tree will require more intense management and 
monitoring, and may have a shorter life span than those in the ‘good’ category.

o Poor – Trees in poor health or with significant structural defects that cannot be 
mitigated. Trees in this category are expected to continue to decline, regardless of 
treatment. The species or individual tree may have characteristics that are undesirable 
for landscapes, and generally are unsuited for use areas. 

A certified arborist will prepare a brief tree report with a tree table and associated figure showing the 
approximate location of each tree or group of trees. The tree table will list the on-site trees by 
number, species, DBH, condition, and tree-ordinance status. This letter report will provide a summary 
of our findings and will discuss potential impacts that may occur to subject trees as a result of project 
development.

This scope of work assumes a landscape plan identifying the characteristics of the trees to be removed 
as part of the project will be provided to LSA by the design team.

LSA will also prepare responses the IS checklist questions and mitigation measures to protect 
migratory birds and other resources, and compliance with any County tree ordinances will be 
identified if warranted.

5. Cultural Resources
The analysis of cultural resources impacts will rely on the cultural resources report prepared as part of 
the Master Plan process. This scope of work assumes there are no historic resources on the project 
site and that all structures that would be demolished as part of the project are less than 50 years old.
Ground disturbance within the project site could result in the identification of archaeological and 
paleontological resources. LSA will evaluate the potential for such resources to be uncovered during 

1 Only trees that meet the minimum size specified in the ordinance will be mapped.
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the construction period, and will recommend mitigation measures to reduce potential significant 
impacts.

6. Geology and Soils
The geology and soils section will summarize the potential for geologic impacts based on information 
available in geotechnical reports provided by the MCCSD or the design team. Using the geotechnical 
report, LSA will address checklist questions related to earthquakes, landslides, and unstable soil 
conditions, including erosion and shrink-swell soils. The IS/MND will identify potential impacts 
related to geologic and soils hazards and suggest mitigation measures, if necessary.

7. Greenhouse Gas Emissions
LSA will evaluate the project’s impacts on greenhouse gas (GHG) emissions in accordance with the 
CEQA Guidelines Amendments. The guidelines state that a lead agency should make a good-faith 
effort, based on available information, to describe, calculate, or estimate the amount of GHG 
emissions resulting from a project and determine if the project is consistent with GHG reduction 
plans. LSA will provide a quantitative assessment of GHG emissions, using information contained in 
the traffic impact analysis, associated with all relevant sources related to the project for which project 
data are available, including construction activities, energy consumption, and water usage. LSA will 
also provide a qualitative assessment of the project’s consistency with relevant plans and regulations.

8. Hazards and Hazardous Materials
LSA will summarize the available information on hazards and hazardous materials and will address 
checklist questions related to hazardous materials and other hazards that could result from 
implementation of the proposed project. LSA will describe known and potentially hazardous 
materials issues in the project area and immediate vicinity based on information collected from 
available reports. Other tasks will include a description of any potential project-related interference 
with emergency response or emergency evacuation plans and a description of local fire hazards. If 
excavation or demolition is required, LSA will rely on information provided by the MCCSD
regarding hazards related to building materials or contaminated soils on site.

9. Hydrology and Water Quality
Implementation of the proposed project would increase impervious surface on the project site. The 
IS/MND will qualitatively evaluate potential impacts related to hydrology and water quality and will 
respond to checklist questions related to water quality, groundwater resources, groundwater recharge, 
flooding, and erosion. If required, mitigation measures will be identified. This analysis will be based 
on the hydrology study that was prepared for the project during the Master Plan process, and will be 
provided to LSA by the project team.

10. Land Use and Planning
The land use and planning policy analysis will focus on the project’s relationship to local land use 
patterns and relevant planning policy. LSA will discuss land use compatibility issues and planning 
policy consistency.

11. Mineral Resources
It is anticipated that the project will have no effect on mineral resources. LSA will provide a brief 
response to the checklist questions for this topic.
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12. Noise
LSA will prepare a noise analysis for the proposed project based in part on information contained in 
the traffic impact analysis. The noise analysis will include the following components: 1) a description 
of existing noise conditions in and around the project site; 2) quantitative assessment of noise impacts 
related to project construction and operational activities (including traffic noise impacts) on sensitive 
receptors; and if required, 3) preparation of mitigation measures consistent with best practice 
standards and the local noise ordinance.

13. Population and Housing
It is not expected that the proposed project would have any effect on population or housing. LSA will 
provide a brief response to the checklist questions on this topic. 

14. Public Services and Recreation
This section will evaluate the potential impacts on public services, including police, fire, and schools. 
LSA will determine if the proposed project would result in increased demand for public services and 
would require an expansion of existing infrastructure or facilities. LSA also will analyze the effects of 
the proposed project on existing and planned recreational facilities.

15. Traffic and Circulation
LSA understands that an analysis of the potential transportation impacts and parking issues associated 
with the project has been completed, but will need to be updated to incorporate recent project 
changes. Upon completion, LSA will convert the updated analysis into the Initial Study transportation 
section. The transportation analysis will be completed under a separate contract; it would not be 
included as part of LSA’s contract.  

16. Utilities and Service Systems

Based on information provided by the MCCSD, LSA will summarize the impacts that could result 
from implementation of the proposed project to the following utilities and service systems: water 
supplies; wastewater treatment and capacity; stormwater facilities; and solid waste disposal.

TASK C. PREPARE DRAFT IS/MND
Based on the environmental analysis conducted as part of Task B, LSA will prepare an IS/MND for 
concurrent review by the MCCSD and the County. If it is determined during the research and analysis 
stage of Task B that the project would result in significant unavoidable impacts, LSA will strategize 
with the MCCSD and the County on alternate environmental review approaches. After publication of 
the IS/MND, LSA will review comments and provide responses to CEQA-related comments in a 
memorandum. LSA also will consider and respond to any CEQA-related comments on the public 
review Draft IS/MND in a memorandum and will prepare a Mitigation Monitoring and Reporting 
Program (MMRP) as described below. 

1. Administrative Draft IS/MND
LSA will prepare an Administrative Draft IS/MND with the following components. Figures and 
tables will be provided as appropriate to illustrate the existing project site, the proposed project, and 
the study’s findings. 
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Project Description

CEQA Environmental Checklist Form

Mandatory Findings of Significance 

Contacts and Bibliography

Mitigated Negative Declaration

Technical Appendices

Five (5) copies of the Administrative Draft IS/MND will be submitted to the MCCSD for review and 
comment. This scope assumes that MCCSD will coordinate with County staff in regards to providing 
them with copies of submittals and considering County comments. At the end of the review period, 
and upon receipt of one set of consolidated comments from MCCSD and the County, LSA will 
discuss comments on the Administrative Draft on a conference call. 

2. Screencheck Draft IS/MND
LSA will amend the Administrative Draft IS/MND based on comments provided by MCCSD and the 
County. Two (2) copies of the Screencheck Draft IS/MND will be provided to MCCSD to verify that 
all requested changes have been made and all appendix materials, references, and final graphics are 
acceptable.

3. Public Review Draft IS/MND
LSA will amend the Screencheck Draft IS/MND based on one set of consolidated comments provided 
by MCCSD and the County. LSA will produce copies of the Public Review Draft IS/MND for public 
distribution and submittal to the State Clearinghouse. Our budget assumes publication of up to 20 
copies of the Draft IS/MND (but additional copies could be produced on a time-and-materials basis). 
LSA will also prepare a Notice of Completion, in accordance with the CEQA Guidelines. This scope 
assumes that MCCSD will distribute the Draft IS/MND pursuant to CEQA and MCCD/County
review procedures. LSA will also provide PDF versions of the IS/MND and a copy-ready version of 
the document.

4. Response to Comments
LSA will prepare responses in a memorandum format to CEQA-related public and agency comments 
received on the IS/MND during the public review period, as appropriate. This scope and budget 
assume up to approximately 26 staff hours to prepare responses to comments. Should an unexpectedly 
large volume of comments be submitted, LSA will request an adjustment in the budget to cover work 
beyond the assumed level.

5. Mitigation Monitoring and Reporting Program
Before the IS/MND is adopted, LSA will prepare an electronic copy of the Mitigation Monitoring and 
Reporting Program (MMRP) for all mitigation measures in the IS/MND. The MMRP will list 
mitigation measures that are recommended in the IS/MND and provide standards and timelines for 
monitoring these measures to ensure they are completed by MCCSD.
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TASK D. PROJECT MANAGEMENT
Judith Malamut and Greta Brownlow will undertake a variety of general project management tasks 
throughout the process of preparing the IS/MND, and they will coordinate with MCCSD and the 
County, as well as other regulatory agencies/organizations, as needed. Judith will provide input on 
and monitor the scope, budget, and scheduling of the project. She will also be ultimately responsible
for quality assurance for all work undertaken and will review all prepared text, tables, and graphics 
before these materials are presented as administrative review documents. She will also be available 
for consultation on environmental review procedural matters. 

Greta will coordinate the day-to-day activities associated with the project. Project management tasks 
include regular client contact; contract management; oversight of subconsultants and team members; 
schedule coordination; and development of products. Judith and/or Greta will attend client meetings 
and public hearings, as appropriate (see Task E). 

TASK E. MEETINGS AND PUBLIC HEARINGS
Judith and Greta will be available throughout the environmental documentation preparation period to 
meet with MCCSD, the County, and other involved agencies to gather information, review progress, 
review preliminary findings, discuss comments and concerns about the project, and offer input into 
discussions on project modifications (if considered by MCCSD). The cost estimate includes attend-
ance by Judith and/or Greta at up to three general meetings/teleconferences and two public hearings. 
Attendance at additional meetings or hearings would be billed on a time and materials basis.

BUDGET AND SCHEDULE
For completion of the scope of work discussed above, LSA proposes a total budget of $62,350.
Table 2 (attached) provides a detailed budget estimate. As noted above, Table 2 includes as an optional 
task an estimated cost for the analysis of Phase 3 of the Master Plan project as part of the IS/MND. If 
the Phase 3 activities were included as part of the project beginning in Task A Project Initiation, LSA 
estimates that an additional $3,000 would be needed to describe and evaluate the Phase 3 activities 
bringing the total cost to $65,350. Should the MCCSD decide to evaluate the Phase 3 activities after 
adoption of the IS/MND, LSA would need to consider what the appropriate CEQA document would 
be (e.g., an Addendum to the adopted IS/MND per CEQA Section 15164 or some other CEQA 
document depending on the findings of the IS/MND on Phase 1 and 2 activities). In general, the 
greatest cost savings would occur with evaluation of the most comprehensive project (i.e., all phases of 
the Master Plan project) in one CEQA document. Should changes to the project occur when the 
MCCSD is ready to construct Phase 3 of the Master Plan, additional CEQA documentation can take 
place at that time.

Table 3 provides a proposed schedule for the IS/MND. Based on this schedule, LSA would provide an 
Administrative Draft IS/MND to MCCSD and the County within 8 weeks of authorization to proceed 
and receipt of all project information and relevant background data. The MND would be ready for 
review and adoption within 24 weeks of authorization to proceed. As always, we are open to 
discussing ways to shorten this schedule, if desired by MCCSD.

APPENDIX 2: LSA CEQA IS/MND SCOPE OF WORK & TIMELINE



6/24/16 (O:\PROPOSAL\15005-Marin City\Marin City ISMND Proposal 062416.docx) 9

L S A  A S S O C I A T E S ,  I N C .  

Table 3: Proposed Environmental Documentation Schedule

Milestone Responsible Party
Weeks to 
Complete

Cumulative 
Weeks

Authorization to Proceed MCCSD – –
Prepare Administrative Draft IS/MND LSA 8 8
Review of Administrative Draft IS/MND MCCSD/County 3 11
Prepare Screencheck Draft IS/MND LSA 2 13
Review Screencheck Draft IS/MND MCCSD/County 3 16
Prepare and Reproduce Public Review Draft IS/MND LSA 2 18
Public Review Period – 4 22
Prepare Final IS/MND and MMRP LSA/ MCCSD/County 2 24
Hearings with MCCSD Board/Planning Commission MCCSD TBD 28

Thank you for requesting a proposal from LSA. If you have any questions regarding this scope of 
work or budget, please call Judith Malamut or Greta Brownlow at (510) 540-7331.

Sincerely,

LSA ASSOCIATES, INC.

Judith H. Malamut, AICP
Principal

Greta Brownlow
Associate
Grretetaa BBrownlow
Associate
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