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SUMMARY

FORT ORD REUSEPLAN

1.0 SUMMARY OF THE REUSE PLAN

1.1 ORGANIZATION OF THE REUSE PLAN AND BUSINESS AND OPERATIONS
PLAN

The Reuse Plan is organized into three volumes:

e Reuse Plan Context and Framework, which focuses on the broad con-
cepts for re-development of the former Fort Ord military reservation;

¢ Reuse Plan Elements, defining individual topics for the three land use/
political jurisdictions; and

¢ Business and Operations Plan, an appendix to the Reuse Plan, which
provides the dynamic tools for managing growth over the next 20
years (to 2015), and consists of the Comprehensive Business Plan
(CBP) for Fort Ord Reuse Authority (FORA), the Public Facilities
Implementation Plan (PFIP) required to serve development, and the
Public Services Plan (PSP), required by each land use jurisdiction.




FORT ORD REUSEPLAN

Section 1 is intended to provide a brief overview of the Reuse Plan and to
serve as a guide to the individual topics which are addressed in detail in
the subsequent sections.

Section 2, Context for the Reuse Plan, provides the major underlying
foundation on which the document was prepared. It describes briefly:

o FORA, including a short history of the reuse planniﬁg that has taken
place at the former Fort Ord;

* The socioeconomic setting that summarizes the existing and projected
demographic and employment characteristics of the region;

e The market opportunities projected to the year 2015 for light indus-
trial/business park, office/research and development, housing, retail,

and lodging facilities; and

e The Reuse Considerations that derive from the Base Realignment and
Closure Commission (BRAC) process guiding the disposition of sur-
plus military bases.

Section 3, the Framework of the Reuse Plan, focuses on issues related to
integrating the former Fort Ord property into the regional economy of
the Monterey Peninsula. The Framework provides the overall context
and rationale appropriate to the "General Plan" elements for all of the
former Fort Ord lands, consistent with the provisions of SB 899 which
establish FORA's roles and responsibilities. The Framework includes:

e Community Vision;

* Development Framework for Land Use, Circulation, and Conserva-
tion, Open Space and Recreation;

* Planning Areas and Districts; and

* Implementation.

Section 4, the Reuse Plan Elements of the Reuse Plan, focuses on the spe-
sific provisions appropriate for each land use jurisdiction approving
development within the former Fort Ord. Current responsibilities lie
with: the City of Marina, the City of Seaside, and Monterey County.

The heart of the Reuse Plan Elements is a set of integrated and internally
-onsistent goals, objectives, policies and programs for each of the three
and use jurisdictions. They reflect their vision for the former Fort Ord
ind establish who will carry out the activities needed to reach each goal.
Soals and objectives are the same for each jurisdiction, while the policies

Volume 1: Contains
the Context and
Framework for the

Reuse Plan.

Volume 2: Contains the
Reuse Plan Elements.

SUMMARY
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Appendix A, in Volume
2 contains the Habitat
Management  Program
(HMP) Implementation
Management Agreement

Volume 3: Appendix B
contains the Business

and Operations Plan.

FORT ORD REUSEPLAN

and programs have been designed to meet the specific needs of each juris-
diction.

Goal: A general, overall and ultimate purpose, aim, or end toward which
the City or County will direct effort.

Objective: A specific statement of desired future conditions which the City
or County will try to reach.

Policy: A specific statement of principle or of guiding actions that the City
or County elects to follow in order to meet its goals and objectives.

Program: An action, activity or strategy carried out in response to adopted
policy to achieve a specific goal or objective.

Section 4 includes Goals, Objectives, Policies and Programs by land use
jurisdiction for each element, including:

Land Use Element;

Circulation Element;

Recreation and Open Space Element;
Conservation Element;

Noise Element; and

Safety Element.

Appendix A, the Habitat Management Program (HMP) Implementation
Management Agreement defines the respective rights and obligations of
FORA, its member agencies, California State University (CSU), and the
University of California with respect to the implementation of HMP.

Appendix B, the Business and Operations Plan is the fundamental im-
plementing tool for the Reuse Plan. It is based on a 20-year horizon, to
the year 2015. The Business and Operations Plan is a dynamic tool de-
signed to respond to changing conditions and commitments made during
the course of future development. In addition, the Business and Opera-
tions Plan has been prepared to meet the requirements of the base closure
procedures that govern the disposal actions of the Federal government, as
defined by the BRAC. In this way, it will serve as the basis for the prepa-
ration of the Economic Development Conveyance (EDC) that FORA
will prepare to accomplish the transfer of the remaining lands to local
control.

The Business and Operations Plan is based on the real estate market pro-
jections prepared as a baseline for the reuse planning and is integrated

13




FORT ORD REUSEPLAN

with the public facility requirements identified to serve a development
scenario that accommodates the market projections, and the coordinated
public facilities and services requirements of the three land use jurisdic-
tions. The plan includes:

e CBP: Comprehensive Business Plan;

PFIP: Public Facilities Implementation Plan; and
e PSP: Public Services Plan

14
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FORT ORD REUSEPLAN

1.2 MAJOR PROVISIONS OF THE REUSE PLAN
1.2.1 Volume 1 - Context and Framework for the Reuse Plan

Context for the Reuse Plan
The context for the Reuse Plan provides the major underlying foundation
on which the document was prepared.

Purpose of the Reuse Plan

The Reuse Plan for the former Fort Ord was prepared FORA pursuant to
the provisions of Senate Bill 899 to guide the development of the Former
Military Reservation.

Socioeconomic Setting

Impacts of Closure: Fort Ord has been a significant presence in Monterey
County since 1917 when it was established to serve primarily as a training
and staging facility for infantry. It had maintained a large military popu-
lation numbering approximately 14,500 military personnel and 17,000
family members of active duty personnel, and employed 3,800 civilian
employees. The resident population of Fort Ord totaled 31,270 in 1991.
On January 19, 1990, the Secretary of Defense officially announced pro-
posals for defense installation realignment and closures including the
down-sizing of Fort Ord.

The reuse of the former Fort Ord precipitates significant impacts on the
region’s economy, population, and demography.

A significant decline of 4.6 percent in employment was experienced in
1994, reflecting the full down-sizing of Fort Ord and spin-off impacts.
During the first seven months of 1995, with the closure of Fort Ord, em-
ployment declined a further 5.8 percent. Assuming that there has been
some nominal employment growth in the Salinas Valley and in the Penin-
sula’s tourism industry, the secondary impacts of Fort Ord’s closure
exceed losses of the 4,500 civilian jobs (including directly employed civil-
ians). As of July 1995, Monterey County’s unemployment rate was a
relatively high 9.3 percent.

Demographic Forecasts: The Association of Monterey Bay Area Govern-
ment’s (AMBAG) forecasts suggest relatively modest growth for the
Peninsula berween 1995 and 2000, with rather stronger growth in the Sa-
linas Valley. This reflects the initial stages of recovery on the Monterey
Peninsula (Peninsula) following the closure of Fort Ord and continued
strong growth in the Salinas Valley. During the following 2000-through-
2015 period, however, AMBAG anticipates strong growth on the Penin-

15



ORT ORD REUSE PLAN

sula, with an average annual growth rate of 2.61 percent. During this pe-
-iod, an average of nearly 3,300 persons are expected to be added annually
‘0 the Peninsula’s population. Approximately 84% of this growth is an-
icipated to be accommodated in Marina and Seaside, reflecting the
-edevelopment and reuse of the former Fort Ord property located in
‘hose municipalities.

:mployment Forecast: Between 1995 and 2015, AMBAG forecasts the crea-
ion of over 79,000 net additional jobs for the region. This rate of growth
would produce a net additional 4,000 jobs annually and an average annual
srowth rate of 2.2 percent. Such job growth would not only replace the
ipproximately 20,000-21,000 jobs lost as a result of the Fort Ord closure,
>ut would add 58,000-59,000 jobs. The successful redevelopment of the
:ormer Fort Ord will allow the Peninsula to potentially capture between
25 and 35% of County employment growth, or berween 20,000 and
25,000 jobs between 1995 and 2015.

Varket Opportunities. ]
Market analysis for the 2015 time period projects intensities of demand
ind capture for the following the former Fort Ord land uses:

» Light industrial/business park land uses could potentially occupy
1,137,000 sq. ft. of space at the former Fort Ord as 25% of the regional
demand of 4.55 million sq. ft. is captured.

» The former Fort Ord stands to capture a total of 1,794,000 sq. ft. or
45% of demand for office and R&D space on the Peninsula, and an
additional 750,000 sq. ft. of R & D from Santa Clara County firm de-
mand.

» For housing, a capture of 6,520 new homes at the former Fort Ord is
projected, representing a capture of about 18% of market rate new
home demand in the county and 63% of demand on the Peninsula.

» A demand for 500,000 sq. ft. of local-serving retail is anticipated at the
former Fort Ord.

o The former Fort Ord has the potential to capture 250,000 sq. ft. of re-
gional and entertainment retailing by 2015, with an additional 250,000
sq. ft. anticipated by the ultimate buildout date.

o The former Fort Ord stands to capture 750 to 800 rooms or approxi-
mately 50% of Peninsula demand for lodging facilities.

Reuse Considerations

Reuse planning is directly influenced by the Federal legislation procedures
that govern military base closures.

16
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FORT ORD REUSEPLAN

Fort Ord was included in the 1991 round of military installations listed
for closure by the BRAC.

National Reuse Model: The Fort Ord Reuse process was designated a Na-
tional Model for base conversion by Secretary of Defense, Dr. William
Perry, in September of 1993. For Ord was chosen because of the unique
opportunity to meet key defense conversion goals by utilizing education
and research to create quality jobs as part of the President’s desire to ex-
pedite communities’ rapid economic recovery from base closures.

PBC, EDC Process: Through the base closure process, State and local gov-
ernment agencies as well as non-profit institutions which serve a specific
public purpose can receive property at no cost or at a discounted price
through the Public Benefit Conveyance (PBC) process. At the former
Fort Ord, a total of 34 PBC’s were filed, of which 11 were Mckinney Act
requesters. FORA is in the process of resolving any conflicts in requests.

The Defense Authorization Act of 1993 created a new conveyance
mechanism allowing Local Reuse Authorities (LRAs) to request property
specifically for economic development purposes. An LRA is an agency
with authority to prepare and administer land use plans for properties
within the former Fort Ord and includes: the California Department of
Parks and Recreation; Monterey County; the cities of Seaside and Marina;
any surrounding city for which annexation within the former Fort Ord
proceeds; and the University of California and California State University
at Monterey Bay. This mechanism, the EDC provides communities with
considerably more flexibility and local control over development than
was possible under the previous regulatory framework. The LRA can
hold and manage the property over the long-term, or sell the property and
retain the proceeds to finance infrastructure and other improvements nec-
essary to support future development. The ability to control these real
property interests to benefit locally from any market transactions creates a
powerful mechanism for local communities to proactively support eco-
nomic development and job generating activities that replace the
economic benefits to the local economy lost through the base closure
process. However, the LRA must also share any net proceeds from real
estate transactions, after subtracting the costs of infrastructure improve-
ments, with the U.S. Department of Defense (DoD).

At the former Fort Ord, major conveyances consist of:

e A Memorandum of Understanding with the Bureau of Land Manage-
ment (BLM) for the Habitat Protection area (soon to be conveyed);

17
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* An economic development conveyance to California State University
for a Monterey Bay campus (CSUMB);

e An economic development conveyance to the University of California
for the Monterey Bay Education, Science and Technology
(UCMBEST) Center;

e A public benefit conveyance to the City of Marina for the Marina
Municipal Airport; _

e A conveyance to the California Department of Parks and Recreation
(State Parks) for state park lands along the coast.

NEPAICEQA Compliance: In compliance with the National Environmental
Protection Act and the California Environmental Quality Act, FORA
will be the Lead Agency in preparing an Environmental Impact Report
(EIR) on the closed Federal military facility at Fort Ord. It will analyze
an ultimate buildout scenario for the approximately 27,964 acre former
Fort Ord facility. Public Resources Code Section 21083.8 allows FORA,
local governments, and governmental entities meeting the definition of a
redevelopment agency to rely in part on the Fort Ord Disposal and Reuse
Environmental Impact Statement (EIS) and the Draft Fort Ord Disposal
and Reuse Supplementary Environmental Impact Statement (SEIS) in-pre-
paring this EIR on a Reuse Plan to avoid duplication and to utilize or
build on the environmental work already completed by a federal agency
in a manner consistent with the CEQA.

Habitat Management Plan: The Habitat Management Plan (HMP) was de-
veloped to support binding legal agreements among the receiving
jurisdictions, the Corps and the Service that would establish detailed plans
to manage lands designated for natural resources conservation. The HMP
describes the specific management goals for each parcel and provides de-
tailed procedures for the enhancement, restoration, and management of
subject parcels, and methods to fund these activities. Recipients of dis-
posed or transferred lands are required to follow land use guidelines
established in the HMP.

Four principal entities were identified as recipients of the largest, most
important conservation areas and corridors. These entities were:

e the BLM (with approximately 15,000 acres in the interior of the base);

o the UC Natural Reserve System (with about 600 acres of prime mari-
time chaparral habitat reserve in the Marina Municipal Airport area);

o the California Department of Parks and Recreation (scheduled to re-
ceive virtually all the beach frontage and coastal dune land west of
State Highway 1, comprising nearly 1,000 acres); and

1-8

SUMMARY




SUMMARY

FORT ORD REUSEPLAN

e Monterey County (with over 1,000 acres in key habitat and corridor
areas between the developed parts of the base and the inland range ar-
eas).

Environmental Remediation: Cleaning up contaminated property is a critical
part of the legal process for transferring ownership of military property.
Under federal law, title may not be transferred until the toxic or hazard-
ous situation is remedied, or the remediation process is in place and
operating correctly. Successful reuse of the former Fort Ord requires the
Army to clean up each parcel on the base to the level required for its in-
tended use as designated by this document. The duration and nature of
clean-up activities will affect interim and long term reuse implementation.
The former Fort Ord was listed on the Superfund list in 1990. Cleanup
here will include extracting and treating contaminated groundwater and
capping the landfills to limit future infiltration and minimize additional
leaching.

Forty-one sites have been identified as potentially hazardous sites.

Framework for the Reuse Plan

The Framework for the Reuse Plan establishes the broad development
considerations that link the various Reuse Plan elements for each of the
land use jurisdictions into an integrated and mutually supporting struc-
ture.

Community Design Vision: The design and planning vision for the future of
the former Fort Ord draws its inspiration from several sources:

the nature of the land and existing facilities on the base;

the history and culture of the Monterey Peninsula, and particularly
Fort Ord itself;

sound principles of community-making; and

on a responsible and positive attitude toward the environment.

The opportunity provided by this 28,000-acre resource is inestimable.
The challenge, however, to not squander or abuse the special qualities of
this place is substantial as well. The designation of For Ord as a model
reuse project chosen among the 1990 round of base closures is indicative
both of the challenges to be met in the future and the opportunities inher-
ent in this unique site and its surrounding region.

The prevalence of the Peninsula academic and environmental communi-

ties has in recent years spawned a variety of educational and research
initiatives. Following this lead, UC and California State University
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(CSU) have both begun to plan and implement ambitious and important
facilities at the former base. These facilities in many ways will form the
nucleus of the future community envisioned to grow at this site.

The vision for the future of the former Fort Ord is that a community will
grow up on the former Base, having a special character and identity. This
community, at the same time, will fit with the character of the Peninsula,
complementary with the scale and density of the existing communities
from Marina to Carmel. It will demonstrate a respect for the special natu-
ral environment of the Peninsula and the scenic qualities of the Bay,
coastal dune areas, and upland reaches. It will also be complementary to
the rich tradition and reality of agriculture in the Salinas Valley, which
forms such an important part of the regional character and economy,
while enhancing the experience of visitors to the Peninsula. Most impor-
-antly, the community will be a spccxal place for hvmg and working. It
will provide a diversity of experience and opportunity, with a develop-
ment approach that is sustainable and appropriate.

Design Principle 1: Create a unique identity for the new community around
he educational institutions.

The centerpiece of the community at the former Fort Ord will be the
:ducation centers that have been integrated into the reuse of the former
ort Ord and which provide a central focus for the reintegration of the
ormer military base into the regional economy. Three major post-
iecondary institutions are participating in the reuse of the base. The
“SUMB campus, the UCMBEST Center, and the Monterey Peninsula

ollege District will all become significant catalysts to the economic de-
relopment of the region.

Design Principle 2: Reinforce the natural landscape setting consistent with
Yeninsula character. The former Fort Ord is part of the gentle crescent
hat frames Monterey Bay, situated between the great Salinas River Valley
nd the dramatic coastal range that juts into the Pacific to form the Mon-
erey Peninsula.

design Principle 3: Establish a mixed-use development pattern with villages
s focal points. Consistent with the character of a college town with a vi-
rrant, around-theclock level of activity and vitality, the community is
Janned to consist of a series of villages with mixed-use centers.

design Principle 4: Establish diverse neighborhoods as the building blocks of
be community. The special character of the communities in the Monterey
‘eninsula is due in part to the diversity of their residential neighborhoods.
"hey are typically small scaled, with one and two story buildings. Open
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space is plentiful, giving the overall impression of a green and lush land-
scape.

Design Principle 5: Encourage sustainable practices and environmental con-
servation. The reuse of the former Fort Ord as a mixed-use community
within the larger Monterey Peninsula provides the opportunity to dem-
onstrate a wide range of design and planning practices that are consistent
with accepted notions of sustainability and environmental conservation.
A majority of the area of the former Fort Ord will be set aside for habitat
management with limited recreation opportunities included. The remain-
ing portions of the former base will be developed into a mixed-use
community which provides housing and employment opportunities, re-
ducing the need for long distance commuting throughout the region.

Design Principle 6: Adopt regional urban design guidelines. The visual char-
acter of the former Fort Ord will play a major role in supporting its
attractiveness as a destination for many visitors every year. Maintaining
the visual quality of this gateway to the peninsula and where necessary
enhancing it is of regional importance to ensure the economic vitality of
the entire peninsula. Regional urban design guidelines will prepared and
adopted by FORA to govern the visual quality of areas of regional impor-
tance within the former Fort Ord.

The Reuse Plan provides Design Objectives to guide development of the
former Fort Ord that address:

Community Form;
Development Pattern;

Town and Village Centers;
Existing Neighborhoods;
New Neighborhoods;

Major Development Sites; and
Landscape and Open Space.

Existing Setting and Character of the Former Fort Ord

The regional character provides a description of the landscape and com-
munities of the Peninsula. The urbanism of the Peninsula provides a
description of the architectural and urban design resources.

The existing development at the former Fort Ord describes the various
land use zones that make up the current land resource. The major devel-
opment opportunities and assets are identified including:

e CSUMB;
UCMBEST Center;

-1
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Marina Municipal Airport;

Fort Ord Dunes State Park;

BLM Land Management;

Golf Courses;

Existing Housing Resources;

Monterey Peninsula Unified School District (MPUSD) Resources; and
Military Enclave including the POM Annex, DFAS, and other facili-
ties.

The Land Use Concept

The Ultimate Development Plan and Map is a consensus plan and the
product of the on-going reuse planning process at the former Fort Ord.
The Land Use Concept reflects the ultimate reuse of the lands at the for-
mer Fort Ord and expresses a long range vision for the property
consistent with the role the former Fort Ord will play in the region.

Development Capacity: The land supply is expected to accommodate
growth for 40 to 60 years depending on the land use type and future mar-
ket conditions.

Public Uses at the former Fort Ord: Of the nearly 28,000 acres at the former
Fort Ord, 85 to 86% of the lands are reserved for public use.

Economic Development at For Ord: The remaining 14 to 15% of the lands at
the former Fort Ord are planned in a coordinated way to provide a mix of
uses that reflect market projections, promote the strategic objectives iden-
tified during the course of the reuse planning efforts, and can pay for
infrastructure costs.

Employment Projections: The ultimate development land use plan is ex-
pected to generate a total of 45,000 to 46,000 jobs.

Population Projections:

The ultimate development land use plan will accommodate a resident
population of an estimated 51,770 people, excluding the resident student
population at CSUMB. With the resident full-time equivalent (FTE) stu-
dents, the population at the former Fort Ord will rise to 71,770.

Land Use Designations and Land Resources
The land use designations which are shown on the Ultimate Development

Map are organized by:

» Residential Uses
» Mixed Use and Commercial Uses

i-12

SUMMARY




SUMMARY

FORT ORD REUSEPLAN

Retail Uses;

Visitor Serving Uses;

Open Space, Recreation, and Habitat Uses;
Institutional and Public Facilities; and
Community ROW.

Circulation Concept

It is clear that the redevelopment of the former Fort Ord, plus growth
throughout the remainder of Monterey County and the region, will sig-
nificantly increase the demand placed on the region’s transportation
infrastructure and services. While the former Fort Ord will be the loca-
tion of a portion of this growth, reuse will only contribute to a region-
wide traffic problem. To some extent, the increases in travel demand will
be managcd by bulldmg or improving transportation facilities, but there
also exists a variety of concepts and objectives that can be used to mini-
mize the demand for vehicle trips as an alternative to increasing roadway
capacity. The approach taken as part of the Fort Ord Reuse Plan seeks to
balance these two components to achieve a transportation system that is
both financially feasible and operationally acceptable.

The Circulation Concept identifies the major regional and localized issues
and defines the proposed roadway network. Approaches to travel de-
mand management are identified including:

Jobs/Housing Balance;

Mixed-Use Development/Increased Densities;
Design of the Street Networks;

Pedestrian Facilities;

Bicycle Programs;

Transit-Oriented Design;

Transit Service and Facilities;

Park-and-ride Lots;

Rideshare Program;

Parking Management;

Employer-Based Transportation Demand Management (TDM) Pro-
grams; and

¢ Telecommunications.

Conservation, Open Space, and Recreation Concept

Many of the land uses proposed for the future development of the former
Fort Ord fall into the category of open space. Among these are lands set
aside for habitat protection, park lands dedicated to public recreation,
commercial recreation lands such as golf courses, institutional settings
such as the CSUMB campus, and some isolated peripheral areas which
form image gateways along major roadways.

1-1:
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In order to take advantage of these existing land-based opportunities, and
to form a meaningful greater whole throughout the former Fort Ord with
regards to conservation and recreation, four major concepts, or themes,
were developed to guide conservation and recreation planning. These
themes are seen as ways to ground planning in a conceptual framework
based on sound ecological ideas combined with a vision of economic rede-
velopment. The essence of these themes can be summarized as follows:

Theme 1: Connect the individual open space parcels into an integrated system
for movement and use of both native plant and animal species and people.

Theme 2: Integrate the former Fort Ord with the regional open space system,
creating a network of recreation and habitat resources which is unique consid-
ering the adjacent agricultural and wrban amenities, and which will attract
economic growth through a variety of recreation experiences.

Theme 3: Achieve a balance between recreation and conservation with ap-
propriate land use designations to support both functions. Plan with multiple
goals in mind, so that lands identified primarily as recreation resources
will also be managed for value as habitat, and habitat lands can also serve
as a recreation resource. For example, habitat can promote a recreation
value, such as serving as a trail conduit, or for nature viewing.

Theme 4: Achieve a permanent conservation of all habitat types. A multi-
plicity of habitat types have been identified at the former Fort Ord, each
with its own complement of special status species. True conservation
means regarding each as having some value in its own right, not just those
identified as having the highest habitat values. This may best be achieved
by distributing open space areas throughout the former Fort Ord.

Planning Areas and Districts

Planning Areas and Districts within each of the former Fort Ord jurisdic-
tions are designated to manage long-term growth and reinforce the
community design vision for the former Fort Ord. They are based on the
surrounding development context and the Development Framework, Cir-
culation Framework, and Conservation, Open Space and Recreation
Framework . They build on the major assets within the former Fort Ord
including: CSUMB, UCMBEST, the Marina Municipal Airport, the East
Garrison and the existing housing resources and recreational and open
space features. The Planning Areas and Districts provide a flexible tool
for planning and implementing coordinated development to take advan-
tage of these assets for achieving the desirable community vision.

1-14
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Planning Areas and Districts are defined for the City of Marina, the Cit
of Seaside, and Monterey County. For each district, the Reuse Plan:

e Projects a development program based on the land use provisions; and
e Identifies Development Character and Design Objectives.

Reuse Plan Implementation
The strategies for economic recovery from the realignment of the forme:
Fort Ord depend upon the following foundation:

Community Development Themes to identify desirable outcomes;
The on-going use of Phasing Scenarios as a strategic planning tool tc
help formulate policy and forecast future conditions and feasibility:
and

e the Principles and Approaches to growth management which will
form the basis for preparing a Community Improvements Plan anc
for managing growth.

Community Development Themes: The Reuse Plan articulates four Commu-
nity Development Themes to facilitate the economic recovery at the
former Fort Ord:

Theme 1: Recovery and Long Term Economic and Fiscal Health of the forme:
Fort Ord Communities, the Monterey Peninsula, and the Region with respect

to.

Job Replacement;

Balanced Growth;

Rapid Redevelopment;

Positive Fiscal Impact;

Managed Water Supply; and
Managed Residential Development.

e & & o o o

Theme 2: Environmental Responsibility with respect to:

Habitat Management;

Allocating the Costs of Habitat Management;
Open Space and Recreational Resources;
Visual Gateway to the Monterey Peninsula;
Sustainability; and

Clean-Up of Hazardous Materials

Theme 3: Regulatory Framework with respect to:

11
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e Simple But Flexible Growth Management;
e Equitableness; and
e Responsibility.

Theme 4: Regional Accountability with respect to:
» Integration of Long Range Plans for the former Fort Ord.

Business and Operations Plan Development Strategies: The Business and Op-
erations Plan has been prepared for a twenty-year planning horizon (to
the year 2015) which attempts to optimize financial performance in order
to see whether, under optimal conditions, the identified program can be
feasibly constructed in the market place. The Business and Operations
Plan is built from the following development strategies:

Market Strategy: Accommodate the broadest number of segments of the desir-
able real estate market during the initial years. This strategy will: 1) allow
\everage of the housing market to enhance the attractiveness of the former
Fort Ord as a jobs center; 2) use market support to generate investment
zapital for infrastructure improvements; and 3) if properly managed, put
nto place the threshold investments that will carry the vision for the
‘ormer Fort Ord beyond the 2015 horizon.

Circulation Strategy: Build on the existing transportation network to the
yreatest advantage so that the most expensive improvements can be postponed
‘or the longest time. This strategy will: 1) maximize the available capacity
it the existing interchanges located on State Highway 1; 2) utilize the ex-
sting roadway alignment and capacity in the Imjin Road Corridor for the
ongest period possible; 3) implement a new east-west corridor between
Reservation Road (extending north-east along the Davis corridor to Sali-
1as) and North-South Road to augment the capacity in the Imjin/Blanco
Corridor; 4) connect the existing Marina neighborhoods north of the
‘ormer Fort Ord with the existing housing resources in the northwest
-orner of the former Fort Ord; and 5) preserve sufficient ROW’s to serve
ong-range build-out.

nfrastructure Strategy: Maximize the use of existing infrastructure improve-
nents to support development in the initial years while preserving the greatest
lexibility to respond to future development opportunities. Establish the prin-
iple that every area covers “its own cost of service.” This strategy will: 1)
dentify opportunities that can be developed easily arid with modest im-
rovements in the service network; 2) take advantage of the existing
ietwork of services that facilitates the long-range development opportuni-
ies; 3) identify opportunity areas where infrastructure can be more cost

-16
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effectively provided with services independent of the main former Fort
Ord network or where special financing will cover the cost of the service:
and 4) set the stage for development after 2015 with a sufficient reserve to
finance major investments in capacity.

Community-Building Strategy: Capitalize on the valuable synergy that can be
achieved by developing coberent and balanced communities that take advan-
tage of the major existing assets and public investments. This strategy will:
1) provide a community that supports the emerging CSUMB campus; 2)
build on the activity that is emerging at the new Marina Municipal Air-
port; 3) support the inherent opportunities at the UCMBEST Center to
attract new technology-driven and research-based employers; 4) fully inte-
grate the communities within the former Fort Ord with the regional
recreation and open space resources managed by the State Parks and BLM,;
5) take advantage of the proximity to State Highway 1 to create a gateway
to the former Fort Ord; 6) utilize the two existing golf courses in Seaside;
7) integrate the existing housing stock into the surrounding communities;
and 8) build on the continuing commitments by the DoD represented by
the Defense Finance and Accounting Service (DFAS), and POM Annex
and other elements of the military enclave.

Fiscal Strategy: Balance the cost of services with the potential revenue stream
to the various jurisdictions within the former Fort Ord boundaries to opti-
mize the fiscal bealth and self-sufficiency of each governmental entity. This
strategy should result in a positive cost/revenue balance for each land use

agency.

Growth Management Principles: The CIP will be the primary tool for growth
management at the former Fort Ord by guiding the provisions for infrastruc-
turee. Two basic principles have been identified for managing the
provision of infrastructure within FORA. These principles underlie all
management approaches that were considered for the implementation of
the Reuse Plan. )

Growth Management Principle 1: All of the developable lands within
FORA's jurisdiction have the potential to be served with infrastructure.

Growth Management Principle 2: Properties within FORA's jurisdiction
will have access to infrastructure on a “first~come, first-served” basis based

on the adopted CIP.

Implementation Process and Procedures: The Reuse Plan defines the process
and procedures for Plan Amendments, Consistency Determiination, and

11
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Development Entitlements and Appeals, pursuant to California Govern-
ment Code Section 67675.

Implementation of the HMP: The Reuse Plan describes the

“Implementing/Management Agreement” and its relationship to the HMP -

and the member agencies of FORA.

1.2.2 Volume 2 - Elements of the Reuse Plan

Each land use jurisdiction approving development within the former Fort
Ord will need to adopt General Plan Elements or Master Plans consistent
with the Reuse Plan. The Elements of the Reuse Plan provide the specific
provisions for each of the three land use jurisdictions with current respon-
sibility for controlling development of the former Fort Ord lands: the
City of Marina, the City of Seaside, and Monterey County.

The heart of the Reuse Plan Elements is a set of integrated and internally
consistent goals, objectives, policies and programs for each of the three
land use jurisdictions. . They reflect the vision for the former Fort Ord
and establish who will carry out the activities needed to reach each goal.
Goals and objectives are the same for each jurisdiction, while the policies

and programs have been designed to meet the specific needs of each juris-
diction.

Section 4 includes Goals, Objectives, Policies and Programs by land use
jurisdiction for each element, including:

Land Use Element;

Circulation Element;

Recreation and Open Space Element;
Conservation Element;

Noise Element; and

Safety Element

The goals for the Reuse Plan Elements are:

Land Use Goal: Promote orderly, well-planned, and balanced development
to ensure educational and economic opportunities as well as environ-
mental protection.

Circulation Goal: Create and maintain a balanced transportation system,
including pedestrian ways, bikeways, transit, and streets, to provide for
the safe and efficient movement of people and goods to and throughout
the former Fort Ord.

1-18
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Recreation and Open Space Goal: Establish a unified open space system
which preserves and enhances the health of the natural environment while
contributing to the revitalization of the former Fort Ord by providing 2
wide range of accessible recreational experiences for residents and visitors

alike.

Conservation Goal: Promote the protection, maintenance and use of natural
resaurces, with special emphasis on scarce resources and those that require
special control and management.

Noise Goal: To protect people who live, work, and recreate in and around
the former Fort Ord from the harmful effects of exposure to excessive
noise; to provide noise environments that enhance and are compatible
with existing and planned uses; and to protect the economic base of the
former Fort Ord by preventing encroachment of incompatible land uses
within areas affected by existing or planned noise-producing uses.

Seismic and Geologic Hazards Goal: To prevent or minimize loss of human
life and personal injury, damage to property, and economic and social dis-
ruption potentially resulting from potential seismic occurrences and
geologic hazards.

Fire, Flood and Emergency Management Goal: To prevent or minimize loss of
human life and personal injury, damage to property, and economic and
social disruption potentially resulting from fire, flooding, or other natural
disasters.

Hazardous and Toxic Material Safety Goal: To prevent or minimize loss of

human life and personal injury, damage to property, and economic and
social disruption potentially resulting from hazardous and toxic materials.
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2.0 CONTEXT FOR THE REUSE PLAN

2.1 INTRODUCTION

2.1.1 Fort Ord Reuse Authority

The foundation for FORA was laid in December of 1993 when Senator
Henry Mello proposed legislation [Senate Bill (SB) 899] to create a2 Fort
Ord Reuse Authority. SB 899 was approved unanimously by the State As-
sembly Ways and Means Committee in April 1994 and was signed into
law by Governor Pete Wilson on May 10, 1994. SB899, as amended, has
been codified as Title 7.85 of the Government Code, sections 76750, et.
seq. known as the “Fort Ord Reuse Authority Act.”

FORA was formally established on May 20, 1994 as a corporation of the
State of California. Its purpose is to prepare, adopt, finance and imple-
ment a plan for the land formerly occupied by Fort Ord, including the
development of ‘strategies for land use, transportation, conservation, and :

five-year capital improvement program.

FORA is governed by a 13-member Board consisting of three members o:
the Monterey County Board of Supervisors, two city council member:
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each from the Cities of Marina and Seaside and one city council member
from each of the cities of Carmel, Del Rey Oaks, Sand City, Monterey,
Pacific Grove and Salinas. The enabling legislation provides for ex-officio
membership which currently includes UC, CSU, Monterey Peninsula
College, MPUSD, U.S. Army, Congressman 17th District, State Senator
15th District, State Assemblyman 27th District, Transportation Agency of
Monterey County, and Monterey County Water Resources Agency.

The Board is authorized to:

¢ Appoint an Executive Officer;
Set policy regarding governing the acquisition and disposition of exist-
ing Fort Ord real property and facilities;

* Plan, finance, and construct new public capital facilities;

» Levy assessments, reassessments, special taxes or development fees, and
issue bonds to finance projects in accordance with State statutes.

Additionally, the Board has the authority to enter into contracts to miti-
zate the impacts of the reuse of the former Fort Ord on rare and
>ndangered species of flora and fauna and to study, evaluate and recom-
mend cleanup of toxic and other hazardous materials on the Fort. This
ast responsibility is in keeping with the Board’s commitment to protect-
ng the region’s natural resources and environment while sustaining the

sroductive capacity of the region’s people, physical assets, environment,
ind financial resources.

The FORA Act also authorizes the Board to prepare and adopt a Reuse
>lan for the future use and development of the land formerly occupied by
=ort Ord to serve as the official local plan for reuse of the base. After the
3oard has adopted a Reuse Plan, an agency that is a member of FORA
nay adopt and rely on the Reuse Plan as its local general plan for land in
ts jurisdiction that is also within the territory of the former Fort Ord.
The Act indicates that all Fort Ord property that has been transferred
rom the federal government must be used in a manner consistent with
‘he Board’s Reuse Plan, except for property transferred to the California
state University or the University of California that is used for education-
dly related or research-oriented purposes, and except for property
ransferred to the California Department of Parks and Recreation.

2.1.2 History

Dnce the proposal to downsize the military presence at Fort Ord was an-
1ounced, Congressman Leon Panetta called together Peninsula leaders
:nd, on February 3, 1990, appointed a Fort Ord Community Task Force
o assist in evaluating the closure proposal’s impact on Monterey County.

CONTEXT
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In mid-April 1991, the Secretary of Defense announced the proposed list
of bases to be closed or realigned in accordance with the Base Closure
process legislated several months earlier, Fort Ord was once again listed

for closure.
The Army plans for Fort Ord’s closure included the following:

e Move the 7th Infantry (L) to Fort Lewis, Washington; and

e Retain portions of Fort Ord to satisfy requirements for a Reserve
Center and support for the Defense Language Institute (DLI), the
Navy and other Department of Defense (DoD) elements in the area.

The Task Force’s role in the community was further defined as an un-
chartered organization acting as a citizens group in an advisory capacity
that reflected a regional perspective. Planning and implementation were
acknowledged as the function of local governmental bodies.

On October 1, 1992, the Fort Ord Reuse Group (FORG) was organized
by local governments to begin the next step in planning based on the Fort
Ord Task Force Strategy Report of June 1992. FORG included represen-
tatives from Marina, Seaside, Monterey County, Del Rey Oaks, Monterey
and Sand City. FORG was funded by the Office of Economit Adjustment
(OEA).

Within FORG, a Working Group was organized consisting of planners
from each of the six FORG jurisdictions, UC, and CSU to formulate and
adopt the Initial Reuse Plan.

The Initial Reuse Plan was approved by all jurisdictions in April, 1993.
After the Army issued its Environmental Impact Statement in July, 1993,
FORG worked to present a Revised Reuse Plan in October, 1993.

As noted earlier, FORA was established in May 1994 as the successor to
FORG based on the passage of SB899. A Vision and Goals workshop was
held in September of the same year. This workshop identified the follow-
ing principles for FORA’s role in the reuse process:

e Develop and implement a Reuse Plan which balances regional interests
with respect for the underlying and contiguous local land use planning
process.

e Adopt a Reuse Plan which enhances the economic potential of the un-
derlying and contiguous local jurisdictions, while protecting the
natural resources of the area.
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e Develop an infrastructure and management plan that provides ade-

quate tools to facilitate public and private property development and
use.

¢ Involve all affected agencies, so that FORA’s actions reflect the needs

of the regional community and the ability of each local community to
provide and sustain public services.

e Communicate effectively with community and agency representatives
and the public at large.

The following specific goals and objectives for eight general areas of prior-
ity were identified to be incorporated into the Reuse Plan:

Funding

e Identify specific funding tools to achieve FORA goals.
e Develop a long-term funding strategy for FORA.

Economic Development
e Develop local tax base.
e Incorporate balance and sustainability.

e Identify projects which meet local goals for the short term and put
them into action.

e Use public and private partnerships where feasible.

Environmental Quality
e Focus on base clean-up as the first priority.

e Look for opportunities to expand the environmental technology and
clean-industries.

» Address habitat management issues.

Human Resources

e Identify and implement projects which have the potential of hiring
local community residents.

e Provide new training and/or coordinate with external agencies who
are providing training.

¢ Formulate 2 human resources development plan.

Urban Design/Planning

o For the short term, complete the Presidio of Monterey (POM) annex
project.

» Address urban design and planning as an interactive process.

» Identify priorities for allocation of land use.
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e Assess water supply and capacity, and determine what improvements
are needed.

Community Services

e Establish community services as a high priority goal area.

e Assess the economic impact CSUMB may have on surrounding cities’
community services.

Infrastructure Development

e Consider goals and objectives related to community services when de-
veloping infrastructure.

e Develop the water, sewer, and transportation systems.

Public Information and Involvement

e Create and discuss public involvement program direction.

e Present goals and objectives of public involvement at the local com-
munity level, then at the state and national levels.

e Develop FORA into a model for base reuse planning; use status as a
prototype to obtain funds for assisting other communities through the
process.

FORA adopted an Interim Base Reuse Plan on December 12, 1994, em-
phasizing the eight general areas of priority and relying on the Fort Ord
Reuse Infrastructure Study (FORIS) completed in June, 1995.

A selection process was authorized to choose a team of consultants to pre-
pare a Reuse Plan, including General Plan elements for local land use
agencies such as the County of Monterey, and the municipalities of Ma-
rina and Seaside. Les White was selected as the Executive Officer of
FORA 1n February 1995. The EDAW/EMC consulting team began
work soon after May 24, 1995, to test the FORA Reuse Plan adopted on
December 12, 1994 from a regional and local component standpoint. Us-
ing this plan as a baseline, the team assessed the market support for land
uses that could be absorbed in the former Fort Ord reuse area within the
year 2015 planning horizon. This assessment was used to formulate an
updated plan that looks at the ultimate buildout at the former Fort Ord as

a community.
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2.1.3 Strategic Themes Proposed for the Interim Base Reuse Plan

The Reuse Plan presents a balanced approach to the reuse of the former
Fort Ord with an emphasis on job creation, environmental preservation,
education, and a jobs/housing balance, taking into consideration the stra-
tegic themes elaborated in the Interim Base Reuse Plan, December 12,

1994.

Innovative Opportunities for Collaborative Educatmn and Research
(UCMBEST and CSUMB)

2.6

“The University of California spells out a significant strategic
theme of the Reuse Plan, to support the Monterey Bay Education,
Science and Technology Center (UCMBEST) within an educa-
tion/research consortium complex. The proposed center intends to
address environmental, infrastructure and policy issues of the 21st
Century through the development of public and private partner-
ships. The center will bring together the strengths and resources of
state and federal agencies, policy makers, industry, educational in-
stitutions and others to address these issues. Key to the vision of
the center are strategic research alliances, technology transfer and
the integration of science, technology, and policy.

The University of California, Santa Cruz (UCSC) campus is coor-
dinating the development of this multi-institutional research center
that will provide the physical manifestation of regional economic

development mainly in the fields of marine and environmental sci-
ence.

The Educational institutions at the former Fort Ord include a
25,000 full time equivalent student campus of the CSU system
with an academic focus on the environmental sciences (e.g. marine
biology, ecological and atmospheric studies) while still providing a
full-spectrum of graduate and under-graduate programs. California
State University at Monterey Bay (CSUMB) represents Califor-
nia’s first attempt to create a model 21st Century “magnet” campus
to attract students from throughout the state and the nation. In-
cluded in this vision is a cooperative relationship with local
agencies and institutions involved in scientific research, language
training and international studies.

The CSUMB campus is projected to create a level of economic ac-
tivity almost equal to that of the military departing the area. It will
employ 3,000 when fully developed, with an estimated annual
budget of approximately $200 million. The full-time students are
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projected to spend an amount equal to that spent in the local econ-
omy by the soldiers that have relocated to Fort Lewis.

In conjunction with the research center, plans for CSUMB also in-
clude a language center, environmental research center, advanced
degree and training programs, an alternative high school program,
health professions training, cultural and performing arts, multi-
cultural professional development, studies of Pacific Rim coun-
tries, hotel and management programs and agricultural research.

POM Annex Support for Military

The Defense Language Institute (DLI), Fort Hunter Liggett (FHL)
and the Naval Postgraduate School (NPS) will all remain on active
status in the area. These substantial investments by the federal gov-
ernment must continue to receive federal support. DLI, FHL, and
NPS provide direct support to the economy through payrolls, ci-
vilian jobs, contract for goods and services and federal impact aid
to local schools.

l Retention of a military enclave at the former Fort Ord is one way
to support the presence of the remaining 16,600 active military and
I their family members through facilities such as the (Post Exchange)
PX and the commissary. The final footprint of the POM Annex
had not been established at the time of this report’s preparation.
l Several innovative proposals for lease back facilities in cooperation
with the local governments and the elimination or reconfiguration
of the POM Annex are under consideration at the time of this
' writing.

Parks, Recreation, and Open Space

The Reuse Plan supports expansion of the region’s parks, recrea-
tion, and open space. The County’s recreational opportunities
attract more than $1.2 billion in annual tourism income without
aggressive local protection of habitats, particularly those of rare
and endangered species. Commerce has been allowed to prosper
but not at the expense of a world-class environment. Many of the
former Fort Ord’s properties are part of these ecosystems and
must be protected. The change in status of the former Fort Ord
presents an additional opportunity to protect environmental re-
sources. The Reuse Plan includes a Biological Resource
Management Program for this purpose.

The Bureau of Land Management (BLM) will be responsible for
the interior areas to be preserved in their natural state yet put to
productive uses. Environmentally sensitive areas include those
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with steep slopes, endangered species or unique habitats, wildlife
areas including wetlands to be preserved as open space or other ar-
eas that could support recreational uses judged to be consistent
with resource preservation guidelines.

Environmental Cleanup | Infrastructure

The Reuse Plan assumes the development of a support structure to
implement major economic development strategies and land use.
The former Fort Ord property cannot be put to productive uses
without environmental pollution cleanup, as discussed in Section
2.3.6, and necessary infrastructure in place for phased future devel-
opment as the reuse process begins. Full consideration must be
given to critical areas of water, sewer, solid waste, air quality,
transportation, housing, job creation and training, health, commu-
nity, and public services.

Economic Development

The Reuse Plan endorses a variety of economic development op-
portunities, including an agricultural center, an educational
conference center, light industrial uses, commercial areas, business
parks, a general aviation airport, tourism uses, high tech manufac-
turing, aquaculture, telecommunications, and an international
trade resource center. ”

December 12, 1994, Interim Base Reuse Plan

2.1.4 Public Outreach Process

Public involvement and information is an important part of the reuse
planning program. This component is meant to ensure that the affected
public has both awareness of and information about the reuse planning
efforts, and has opportunities for meaningful input into the process of de-
velopment of the Reuse Plan/EIR.

Public information activities for the Fort Ord Reuse Planning process
have included early identification of key issues and interests affecting the
Reuse Plan/EIR program, and production of newsletters for use by
FORA, local jurisdictions, media, and interest groups for duplication and
distribution. Newsletter topics have ranged from the presentation of in-
formation about the history of the base closure and reuse process, to the
process and purposes of the Reuse Plan/EIR, to information about policy
decision affecting the reuse, and coverage of topics of special interest to
the community, such as infrastructure and planning design issues. The
program also provides for public information presentations as requested,
and activities to assist local jurisdictions with hearings on general plan
amendments once an adopted Reuse Plan/EIR is available.
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Public involvement activities have also included public hearings, produc-
tion of informational materials and advertisements of meetings for use by
the general public, and provision of information to the media during the
Notice of Preparation process for the EIR to receive public comments on
items that should be addressed in the environmental review process. In
addition, hearings which are part of the legally required process are being
held and materials provided for the public and media. Involvement activi-
ties also include coordination with FORA staff and officials, participation
in Board workshops, and participation in meetings of committees related
to the reuse effort.
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2.2 SOCIOECONOMIC SETTING

Fort Ord has been a significant presence in Monterey County since 1917
when it was established to serve primarily as a training and staging facility
for infantry. It had maintained a large military population numbering
approximately 14,500 military personnel and 17, 000 family members of
active-duty personnel, and employed 3,800 civilian employees. The resi-
dent population of Fort Ord totaled 31,270 in 1991. On January 19, 1990,
the Secretary of Defense officially announced proposals for defense instal-
lation realignment and closures including the downsizing of Fort Ord

The closure and reuse of Fort Ord precipitates significant impacts on the
region's economy, population, and demography. This section provides a
broad overview of these impacts on projected economic and demographic
trends. Much of the information contained in this section is derived from
the Sedway Kotin Mouchly Group’s Assessment of Planning Baseline and
Market Data (November 1995) for the Fort Ord Reuse Authority.

2.2.1 Existing Regional Demographics

The region includes the counties of Monterey, Santa Cruz and San Benito.
According to AMBAG, the population of this region increased from
585,391 in 1990 to 605,227 in 1995, reflecting an average increase of 0.7
percent annually, a modest rate of growth. Monterey County grew at an
average rate of 0.8 percent annually, a slightly stronger rate of growth,
despite the closure of Fort Ord during this period. Monterey County
domunates the region, comprising 61% of its population in 1995.

For the purpose of this analysis, Monterey County has been divided into
two portions: (1) the Peninsula, which includes the former Fort Ord; and
(2) the non-Peninsula communities, including the Valley. Demographi-
cally, the two areas are quite distinct, with the Peninsula representing a
relatively affluent, high-cost, environmentally-sensitive and slow-growth
area, and the Valley a vibrant and fast-growing area. Table 2.2-1 shows
that the seven communities that generally comprise the Peninsula experi-
enced population growth averaging 1.1 percent annually between 1980
and 1991, a moderate rate of growth. Approximately 70% of this growth
was accommodated in the communities of Marina and Seaside, with only
nominal growth in the other communities. Monterey Peninsula popula-
sion peaked in 1991 and has declined in subsequent years, with modest
declines in 1992 and 1993.

The Valley, on the other hand, has experienced strong population growth,
wveraging 2.5 percent annually between 1980 and 1995. During this pe-
-iod, nearly 83,000 persons were added to the population, of which 51%
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were accommodated in Salinas. Growth rates were particularly strong in
the emerging south county communities of Soledad, Greenfield and Gon-

zales.
Table 2.2
Historical and Recent Population
Monterey County
1980-1995 (1)
Grewth Rate
1880 1885 1980 1991 1892 1983 1994 1885 198095
Montersy Peninsuls

Carmel-by-the-Sea 4707 4499 4241 4,268 4326 4,440 4421 4,512 03%

Del Rey Oaks 1,557 1475 1,661 1,648 1,661 1,691 1,693 1,692 0.6%

Manna 20,647 24797 26,436 26,830 25,864 26298 19,625 18,356 0.5%

Monterey 27,558 29,581 31,954 31,818 32314 2,122 32,904 32,587 1.1%

Pacific Grove 15,755 16,007 16,117 16,166 16,382 16,793 16,841 17,406 0.7%

Sand Ciry 182 193 192 154 192 195 198 198 0.6%

Seaside 36,567 37,247 38,901 40,288 ¥9,979 38,785 31,558 30,12 1.3%

Subrtotal Montersy Peninsula: 106,973 113,799 119,502 121,212 120,718 120324 107,240 104,853 £0.1%

Salinss Velley Communities

Gonzales 2,891 3,586 4,660 4,833 5,309 5,549 5,794 6,108 5.1%

Greenfield 4,181 5218 7 464 771 7977 8,440 8723 9,159 5.4%
King Ciry 5495 6,651 7.634 7825 8,307 8,753 9,108 9,657 1% |
Salinas - 80479 94,570 108777 110,675 112,895 115,822 119,840 1239 2.5% 'l
Soledad 5928 6,346 7,146 13,886 13,817 14,693 15,406 15,635 6.7% |

Unincorporated 844957 93787 100474 95,418 97,603 102,044 104,794 103,154 13%

Subtotel Selinas Yaliey Communities: 183,471 210,158 236,155 240348 245,908 255,301 263,665 266,143 2.5%

Momarey County Total 290,444 323,957 355,657 361,560 366,626 375,625 370,905 370,996 1.6%

1.  Figures for January 1 of each year, exceprt for 1980 and 1990 which are April 1.
Sources: California Department of Finance; Association of Monterey Bay Area Governments; and Sedway Kotin Mouchly Group.

Household growth has mirrored patterns in population growth. During
the 1980-t0-1991 period, of 441 households were added annually on the
Peninsula, but 906 households were lost annually during the following
four years. In the Salinas Valley, an average of 1,069 households were
added annually between 1980 and 1995. Overall, the County added an av-
erage of over 1,150 households annually during the past 15 years, despite
the closure of Fort Ord.

The 1990 U.S. Census describes particular population characteristics of
Peninsula residents, as follows:

e A small percentage of Peninsula households, or 1,084, are seasonal
residents. About 58% of these households are located in Carmel (27%
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of Carmel's households); most of the remainder of the seasonal house-
holds reside in Pacific Grove and Monterey.

e Carmel houses a high proportion of retirees, with 64% of its house-

holds aged 65 and over, according to the 1990 U.S. Census. The -

percentage of residents aged 65 and over totals 35% in Pacific Grove,
28% in Del Rey Oaks, and 24% in Monterey.

e Average household size is smallest in Carmel, with 1.82 residents per
household, but is also relatively small in Pacific Grove, Monterey,
Sand City and Del Rey Oaks, with between 2.16 and 2.39 residents per
household. Marina and Seaside tend to house a higher proportion of
families with children, with household sizes averaging 3.05 and 3.10,
respectively.

» The Monterey Peninsula's overall population is predominantly Cauca-
sian (over 80%). However, in Marina, Seaside and Sand Ciry,
Caucasian residents comprise between 47 and 63% of the total. Ma-
rina's Asian and African American populations represent a significant
proportion of the total population; Seaside houses significant African
American and Latino populations, and the small community of Sand
City contains a largely Latino population.

» Median household incomes in 1989 were highest in Del Rey Oaks,
Carmel, Pacific Grove and Monterey ($33,000 and over), and were
lowest in Seaside and Marina ($28,655 and $29,043, respectively). Sand
Ciry's small population was particularly low in income ($16,875).

1.2.2 Existing Employment Trends

n 1990, the Monterey, Santa Cruz and San Benito counties area accom-
nodated 250,200 wage and salary employees. Monterey County clearly
lominates the region, with 64% of this total employment. AMBAG esti-
nated a modest increase of 1.5 percent annually between 1990 and 1995
vithin the three-county region, or an average of 3,740 net additions annu-
lly. This produces a total of 268,900 jobs for the region in 1995.
dowever, given losses experienced in Monterey County as a result of the
losure of Fort Ord (discussed below), these employment increases would
1ave necessarily been captured in Santa Cruz and San Benito counties.
Chis assumption reflects that AMBAG's regional 1995 estimates are
omewhat high.

¥age and salary employment in Monterey County peaked in 1990 with

n average of nearly 160,000 jobs, reflecting an average annual growth of
.0 percent since 1980. These figures include active duty military estimates

-12
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provided by AMBAG, in addition to figures assembled by the California
Employment Development Department (EDD). Employment generally
held steady through 1992, with a slight decline in 1993. Table 2.2-2 shows
salary and employment trends in Monterey County.

Table 2.2-2
Wage and Salary Employment by Industry (1)
Historical and Recent
Monterey County
1980 - 1995

Category 1880 1885 1990 1991 1882 1993 1934 188
Agriculture 21,700 24,200 28,500 29,000 30,500 31,500 30,500 30,00
Mining 400 500 300 400 300 300 200 20
Construction 3,300 3,300 4,100 4,100 3,900 3,600 3,800 4.20¢
Manufacturing 8,900 8,800 9,500 8,600 8,900 9,100 9,000 8,30
Transportation & 5200 4,700 4,700 4,700 5,100 5,100 4,800 4,500
Public Uulities

Wholesale Trade 3,300 3,600 5,200 5,300 5,000 5,000 5,200 5,1
Retail Trade 19,400 23,400 24,900 24,000 23,800 23,800 23,600 23,50¢
Finance, Insurance 4,400 4,500 6,000 6,300 6,300 6,700 6,700 6,50

Government

Fedenal 7,300 8,600 8,600 8,200 7.900 7,300 6,200 5,20
State & Local 16,600 17,200 19,100 19,700 20,000 19,700 19,800 19,90¢
Active Duty Military 20,500 23,100 20,900 20,000 20,000 18,000 13,000 6,50(

TOTAL: 130,600 145,900 159,900 158,100 159,900 158,200 151,000 142,20
Notes:

1. All figures are for average annual employment.

2. Exmated annual sverage, based upon firm seven months of year.

E ic Develop Depantment, Annual Planning Information; Asociation of Moaterey Bay Area
Fe mdl L ,K |' il l‘, GMP-

While EDD does not desegregate these data for the Peninsula and the Val-
ley, it seems that the bulk of job growth between 1980 and 1992 was in
the Valley. Between 1992 and 1995, most job losses were on the Peninsula.
Although data are unavailable, it is likely that the Salinas Valley held
steady during this period, and possibly experienced modest growth.

The largest employment sectors in Monterey County in 1995 are as fol-
lows: Agriculture (30,000 jobs), Services (28,300 jobs), Retail Trade
(23,500 jobs) and federal, state and local government (25,100 jobs, not in-
cluding active duty military). Wholesale Trade is the fastest growing
employment sector, increasing its number of jobs by 55% over the 1980-
t0-1995 period. Mining, Manufacturing, Transportation and Public Utili-
ties, and Federal Government are the only sectors that experienced ar

& Real Estate
l Service 19,600 24,000 28,100 27,800 28,200 28,100 28,200 28,30
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overall loss of jobs during this time period, except for the major losses ex-
perienced in active duty military jobs directly resulting from the closure
of Fort Ord. Between 1992 and 1995, 13,500 active duty military person-
nel jobs were lost. It is estimated that active duty military personnel
currently include 3,500 at the Defense Language Institute, 2,500 at the
Naval Postgraduate School, and 500 at Fort Hunter Liggett near King
Cry.

It is estimated that between 40 and 45% of County employment is located
on the Peninsula. However, with the closure of Fort Ord, this figure is
probably closer to 40%. Thus, 1995 wage and salary employment is esti-
mated to total around 57,000 on the Peninsula.

2.2.3 Impacts of Closure: Demographics & Employment

Between 1991 and 1995, the Peninsula lost a net total of nearly 16,400 per-
sons, about 13% of its 1991 population. Marina and Seaside lost an
estimated 18,700 persons, while Monterey, Pacific Grove and Carmel ex-
perienced some modest growth.

Close to 21,000 jobs were anticipated to be lost as a result of the Fort Ord
closure. Actual losses largely occurred in 1994 and 1995, as follows:

Active Duty Military 13,500
Civilian 4,500
Total: 18,000

A significant decline of 4.6 percent in employment was experienced in
1994, reflecting the full down-sizing of Fort Ord and spin-off impacts.
During the first seven months of 1995, with the closure of Fort Ord, em-
ployment declined a further 5.8 percent. Assuming that there has been
some nominal employment growth in the Salinas Valley and in the Penin-
sula's tourism industry, the secondary impacts of Fort Ord's closure
*exceed losses of the 4,500 civilian jobs (including directly employed civil-
ians). As of July 1995, Monterey County's unemploymcnt rate was a
relatively high 9.3 percent.

2.2.4 Demographic Forecasts

For the three-county region, AMBAG forecasts population to grow from
605,200 in 1995 to 654,100 in 2000, reflecting an average annual growth
rate of 1.6 percent, compared with the relatively anemic 0.7 percent an-
nual growth rate achieved during the past five years. Between 2000 and
2015, AMBAG forecasts an annual rate of growth of 1.4 percent, for a to-
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tal of 811,100 residents in 2015. While comprising 60% of the regional
population in 1995, Monterey County is expected to represent 64% in
year 2015.

Table 2.2-3 reflects AMBAG's forecasts for population growth in Mon-
terey County and does not include CSUMB students. AMBAG's 1995
estimates are lower than those provided by the State Department of Fi-
nance on Table 2.2-1, which are based upon more recent data. Assuming
the relative accuracy of the State data, the Peninsula has not suffered from
population loss to the extent that was anticipated by AMBAG.

Table 2.2-3
Population Projections
Monterey County
18952015
1995 2000 2005 2010 2015 19952015
Monterey Peninsula
Carmel-by-the-Sea 4350 4,671 4,791 4,846 4,930 0.6%
Del Rey Oaks 1,553 1,674 1,696 1,709 1,721 0.5%
Marina 16,595 18,950 28,040 36,590 43,688 5.0%
Monterey 31,378 32,727 34,193 34,826 36,419 0.7%
Pacific Grove 15,987 16,758 17,216 17,630 18,151 0.6%
Sand City 27 592 905 975 1,006 7.7%
Seaside 26,942 28,650 32,747 39,432 47,132 8%
Subtotal Montarey Peninsula: 97,032 104,022 119,588 136,008 153,047 2.3%
Salinas Valley Communities
Gonzales 6,000 7,200 7,600 8,200 8,500 1.8%
Greenfield 9,301 10,800 11,500 12,000 12,600 1.5%
King City 9,450 10,190 10,730 11,140 11,840 1.1%
Salinas 124,702 141,521 160,448 175,995 194,765 2.3%
Soledad 18,290 20,380 21,300 22,200 23,400 1.2%
Unincorporated 96,673 100,058 109,129 113,080 115,817 09%
Subtotal Salinas Valley: 264,416 290,149 320,707 342,615 366,922 1.7%
Monterey County Total: 361,448 394,171 440,295 478,623 519,969 1.8%

Sources: Association of Monterey Bay Area Governments; and Sedway Kotin Mouchly Group.

AMBAG's forecasts project relatively modest growth for the Peninsula
between 1995 and 2000, with rather stronger growth in the Valley. This
reflects the initial stages of recovery on the Peninsula following the clo-
sure of Fort Ord and continued strong growth in the Valley. During the
following 2000-through-2015 period, however, AMBAG anticipates
strong growth on the Peninsula, with an average annual growth rate of
2.61 percent. During this period, an average of nearly 3,300 persons are
expected to be added annually to the Peninsula's population. Approxi-
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mately 84% of this growth is anticipated to be accommodated in Marina
and Seaside, reflecting the redevelopment and reuse of the the former Fort
Ord property.

The median age for Monterey County residents was 29.5 years in 1990,
and is projected to increase slightly over the next several decades as shown
in Table 2.2-4. In 1990, the largest age cohort in Monterey County was 25
to 34 years, accounting for 19.5% of the overall population. Projections
through the year 2020, however, indicate that residents between the ages
of 10 and 44 years will account for a'smaller percentage of the overall
population, while residents 45 years of age and older will represent a
greater share. The age group projected to increase the most between 1990
and 2020 is the 55 to 64 years cohort. In 1990, this cohort accounted for
7.0 percent of Monterey County's population; by 2020, this cohort is pro-
jected to represent 10.6 percent of the overall population. This pattern
generally reflects national trends but is accentuated by the Monterey Pen-
insula's appeal to pre-retirement and retirement households.

Table 2.24
Estimated and Projected Age Distribution
Montersy County
1990 Through 2020 )
Projected Projected Projected
1990 July 1, 2000 July 1,2010 July 1, 2020

Age Distribution Number Percent Number Percent Number Percant Number Percent

Under 10 61,098 17.0% 77,757  18.8% 80,141  16.5% 102,866  17.9%

101019 51,323 14.3% 66,797 16.1% 83,081 17.1% 85,555 14.9%

2010 24 34,795 9.7% 28,940 7.0% 41,351 8.5% 44,694 7.8%

2510 34 70,041 19.5% 57,293 13.8% 65,552 13.5% 90,149 15.7%

35t044 52,194 14.5% 64,656  15.6% 56,453  11.6% 64,409 11.2%

45 to 54 29,689 8.3% 50,598  12.2% 63,267 13.0% 55,394 9.6%

55 1o 64 25,037 7.0% 27,602 6.7% 48,363  10.0% 60,652  10.6%

65t0 74 20,574 5.7% 20,842 5.0% 24,250 5.0% 43,085 7.5%

75+ 14,049 39% 12.529 47% 22.839 47% 22278 48%

Total Population 358,800 100.0% 414,014 100.0% 485297  100.0% 574,082 100.0%

Median Age 29.5 31.0 30.3 30.6

Sources: Department of Finance; Sedway Kotin Mouchly Group.

Non-household population in the Peninsula is projected to increase, re-
flecting the increasing number of students at CSUMB. For the Valley,
only slight growth is projected for non-household populations. An in-
:reasing average household size for the Peninsula as more families are
wccommodated on the the former Fort Ord property. In the Salinas Val-
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ley, a declining average household size is forecast in keeping with national
trends. Growth projections for the Peninsula follow:

e An increase of nearly 1,900 net new households annually berween
1995 and 2000, of which only 16% would be accommodated on the
Peninsula;

e The addition of over 2,800 new households annually between 200C
and 2005, of which 33% could be captured on the Peninsula;

e Over 2,500 new households to be added annually between 2005 and
2010, of which 43% would be accommodated on the Peninsula; and

e An increase of nearly 2,800 new households annually between 2010
and 2015, of which 43% would be captured on the Peninsula.

If a substantial supply of new housing can be developed on the former
Fort Ord during the first few years of development (1995 to 2000), the
Peninsula could capture more than the projected 16% of County demand
during this period.

2.2.5 Employment Forecast

Within the three-county region, AMBAG forecasts that, between 1995
and 2000, regional employment will increase by an average of 1.1 percent
annually, or a net addition of fewer than 3,000 jobs annually. Thus, dur-
ing this period, employment will increase from 268,900 to 283,850.
Between 2000 and 2015, nearly 3,500 net additional jobs are forecast annu-
ally, for an average annual increase of 1.1 percent. During this period, jobs
are forecast to increase to 357,200. Berween 1995 and 2015, employment is
projected to increase by 88,300 in the region.

Monterey County is expected to capture much of the employment growth
between 1995 and 2015. In 1995, the County is estimated to accommodate
about 53% of regional employment. In 2015, AMBAG projects the
County will accommodate 62% of regional employment.

Employment projections for Monterey County are shown in Table 2.2-5.
According to recent AMBAG forecasts, County employment is expected
to increase from 160,800 in 1990 to 221,600 in 2015. Based upon current
1994 figures from EDD, recent trends and known employment loss esti-
mates due to the closure of Fort Ord, current total employment is
estimated at about 147,000 in the County. This reflects a net loss of nearly
13,000 jobs during the 1990-t0-1995 period. Given that the closure of Fort
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Ord was estimated to precipitate a total loss of over 20,000 jobs, Monterey
County has clearly experienced job gains in other sectors.

Between 1995 and 2015, AMBAG forecasts the creation of over 79,000 net
additional jobs for the region. This rate of growth would produce a net
additional 4,000 jobs annually and an average annual growth rate of 2.2

Table 2.25
Employment Forecasts
Monterey County

1980 - 2015

Bercent Annual Increase
1930 1985 2015 1990 - 1935 1985 . 2015
159,900 142,200 221,600 -2.3% 2.2%
Sources: California Department of Finance; Association of Monterey Bay Area
Governments; and Sedway Kotin Mouchly Group.

percent. Such job growth would not only replace the approximately
20,000-21,000 jobs lost as a result of the Fort Ord closure, but would add
58,000-59,000 jobs.

The successful redevelopment of the former Fort Ord will allow the Mon-
terey Peninsula to potentially capture berween 25 and 35% of County
employment growth, or berween 20,000 and 25,000 jobs between 1995
and 2015.
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2.3  MARKET OPPORTUNITIES

Market analysis for the 2015 time period projects intensities of demand
and capture for the following former Fort Ord land uses: Light industrial
& business parks, offices and research and development, residential, retail,

lodgmg facilities, and recreation. The information contained in this sec-
tion was drawn from the Sedway Kotin Mouchly Group’s Assessment of
Planning Baseline and Market Data.

Table 2.3-1 shows the former Fort Ord’s development and absorption po-
tential. In summary:

e Light industrial/business park land uses could potentially occupy
1,137,000 sq. ft. of space at the former Fort Ord as 25% of the regional
demand of 4.55 million sq. ft. is captured.

e The former Fort Ord stands to capture a total of 1,794,000 sq. ft. or
45% of demand for office and R&D space on the Monterey Peninsula,
and an additional 750,000 sq. ft. of R&D from Santa Clara County
firm demand. _

o For housing, a capture of 6,520 new homes at the former Fort Ord is
projected, representing a capture of about 18% of market rate new
home demand in the county and 63% of demand on the Peninsula.

e A demand for 500,000 sq. ft. of local-serving retail is anticipated at the
former Fort Ord.

o The former Fort Ord has the potential to capture 250,000 sq. ft. of re-
gional and entertainment retailing by 2015, with an additional 250,000
sq. ft. anticipated by the ultimate buildout date.

e The former Fort Ord stands to capture 750 to 800 rooms or approxi-
mately 50% of Peninsula demand for lodging facilities.

2.3.1 Light Industrial/Business Park

Forecasts of light industrial and business park performance for Monterey
County through 2015 have been prepared as part of the market analysis.
Historical absorption has averaged between 125,000 and 175,000 sq. fr.
annually. For the purposes of this plan, a mid-point of 150,000 sq. ft. an-
nually for historical absorption is used.

Future forecasts are based upon an assumption of moderate economic
growth in the county, particularly with the reuse and development of the
former Fort Ord. As previously discussed, AMBAG forecasts the creation
of about 79,000 additional jobs in the county between 1995 (after Fort
Ord's closure) and 2015. This reflects a projected strong growth rate of 2.2
percent annually (this is slightly greater than the high rate of growth ex-
perienced in the county during the 1980s). A somewhat higher future

218




FORT ORD REUSE PLAN

Table 2.3-1
Fort Ord Development and Absorption Potential
1986 - 2015
FAR] 1886 - 2000 2001 - 2005 2006 - 2010 2011-2015 Total 1996 - 2015
Land Use DUJAC Sq. FtjUnits  Acres Sq.FtJUnits  Acres Sq. Ft/Units Acres Sq. Ft.[Units Acres Sq. FtjUnits ~ Acres
Light IndustriallR&D|0ffice
Light Industrial/Business Park  0.25 FAR 206,250 21 250,000 25 306,250 28 375,000 32 1,137,500 106
Office/R&D 0.25 FAR 300,000 28 382,000 35 488,000 45 624,000 57 1,794,000 165
Induced demand 0.25 FAR 0 0 250,000 23 300,000 29 375,000 34 925,000 Bé
Subtotal (Sq. F1} 506,250 49 882,000 83 1,094,250 102 1,374,000 123 3,856,500 357
Residential
Reuse of Existing Units 1,522 .ee 0 een 0 - 0 . 1,522 ves
Reuse of Existing CSU Units 1,253 .ea 0 .- 0 --- 0 .. 1,253
Detached
Low Density 4 DU/AC 50 13 100 25 150 38 200 50 500 125
Medium Density 6 DU/AC 600 100 800 133 800 133 900 150 3,100 517
High Density 8 DU/AC 350 44 600 75 600 75 600 7_5 2,150 269
Attached
Low Density 10 DU/AC . 0 0 0 0 100 10 100 10 200 20
High Density 20 DU/AC 0 0 0 0 100 5 200 10 300 15
Subtotal (Units) 3,775 156 1,500 233 1,750 261 2,000 295 9,025 945
Retail
Neighborhood/Community .25 FAR 191,000 18 99,000 9 114,000 10 131,000 12 535,000 49
Regional/Outlet 25 FAR 0 0 0 0 0 25 250,000 25 250,000 50
Subtotal (Sq/ Ft) 191,000 18 99,000 9 114,000 35 381,000 37 785,000 99
Lodging
Conference Center .20FAR 0 0 200 15 0 0 0 0 200 15
Resort/Hotel (Golf-Oriented) .25 FAR 300 20 0 0 300 20 200 15 800 55
Subtotal 300 20 200 15 Joo 20 200 15 1,000 70
Recreation
Equestrian Center 0 0 see 15 0 0 0 0 .o 15
Golf Course 0 0 0 0 .- 160 - 160 s 320
Sources: Sedway Kotin Mouchly Group.
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rate of growth in overall demand for light industrial and business park
space through 2015 is assumed, given stronger levels of demand antici-
pated for key industrial sectors. This forecast assumes that an effective
reuse plan is implemented at the former Fort Ord. Utilizing a four per-
cent annual growth rate in demand, projections of demand total
approximately:

165,000 sq. ft. annually from 1996 to 2000;
200,000 sq. ft. annually from 2001 to 2005;
245,000 sq. ft. annually from 2006 to 2010; and
300,000 sq. ft. annually from 2011 to 2015.

A total addition of approximately 4.55 million feer of light indus-
trial/business park space in Monterey County is projected for the next 20
years.

A large share of industrial and business park space in Monterey County
has historically been captured in Salinas and in Castroville. Relatively lit-
tle has been captured in the Peninsula area due to limited land supply at
competitive prices. Recent strong response to a small business park devel-
opment in Marina at relatively high prices is encouraging for the prospects
of the former Fort Ord to capture such space. In addition, a small business
park in Del Rey Oaks has largely sold out.

The current supply of light industrial and business park space is approxi-
mately equally divided between the Salinas Valley and the Castroville-
Peninsula area. With a large supply of serviced land available in both ar-
eas, an approximately equal capture between the two areas during the next
20 years is expected. Thus, the Castroville-Peninsula area has the potential
to capture over 2.27 million sq. ft. of light industrial/business park space
during the next 20 years. .

The former Fort Ord has the potential to capture 50% of Castroville-
Peninsula demand, or 25 % of county demand, assuming substantial im-
provements in infrastructure (especially road connections to inland areas),
availability of a wide range of site sizes and locations, moderately-priced
housing availability (especially single-family homes in the $150,000-to-
$275,000 price range), and the development of attractive business parks.
The former Fort Ord will primarily compete with Castroville for this
demand. To a lesser extent, small business parks in Marina will provide
some competition. Following is a distribution of projected future light
industrial business park space in Monterey County:

e 50% of demand captured in Salinas Valley;
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* 25% of demand captured outside of the former Fort Ord within the
Castroville-Peninsula area; and
* 25% of demand captured by the former Fort Ord.

In order to achieve this capture rate, substantial high-quality light indus-
trial/business park properties will have to be developed within the former
Fort Ord comprising at least 150 acres during the first 20 years of devel-
opment. Such acreage would equal the size of the Castroville Industrial
Park, the county's largest industrial park. Thus, by achieving 50% of Cas-
troville-Peninsula demand, the former Fort Ord would approximately
achieve its "fair share" capture, given the anticipated supply of competitive
land and the attributes of competitive locations. Based upon this capture
rate, the following total of industrial and business park demand could be
captured at the former Fort Ord:

» 206,000 sq. ft. berween 1996 and 2000;
* 250,000 sq. ft. between 2001 and 2005;
* 306,000 sq. ft. berween 2006 and 2010; and
* 375,000 sq. ft. between 2011 and 2015.

Thus, a total of 1,137,000 sq. ft. of light industrial/business space could be
captured at the former Fort Ord through 2015. In order to achieve this

zapture, highly competitive land prices must be offered. In current 1995

dollars, a land charge of between $4.00 and $5.00 per square foot has been
sstimated, assuming no major assessment fees.

2.3.2 Office and Research and Development

®rojected Demand

Office and R&D projections are based upon Monterey County's recent
ind historical office absorption, which has averaged approximately
150,000 sq. ft. annually. For the period 1996 through 2000, demand for
150,000 sq. ft. of new space per year will continue. There is currently a
significant inventory of vacant space to be filled, and efforts to draw sig-
aificant firms, such as major R&D firms, will await the development of a
zritical mass of research activity at the UCMBEST Center and elsewhere
.n the county.

As the former Fort Ord and Peninsula economies mature, and as the
UCMBEST Center is developed, CSUMB becomes better established, and
1 "critical mass" of R&D activity emerges, approximately five percent an-
qual growth is projected in county-wide demand for office and R&D
space, beginning in year 2001 through 2015. This assumes relatively strong
srowth in employment sectors that generate office and R&D demand, and
-he maturation of the Monterey Bay economy as an increasing number of
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services are provided locally rather than depending on San Francisco Bay
Area firms. Thus, projections show that Monterey County will capture
office and R&D space per year as follows:

150,000 sq. ft. from 1996 to 2000;
191,000 sq. ft. from 2001 to 2005;
244,000 sq. ft. from 2006 to 2010, and
312,000 sq. ft. from 2011 to 2015.

The county is projected to generate demand for nearly 4.49 million sq. ft.
of office and R&D space during the next 20 years. Accommodation of this
demand, in addition to an existing inventory of high-quality office space
of approximately 2.5 million sq. ft. will nearly triple the county's supply
of office and R&D space during the next 20 years. Submarkets that could
potentially capture this future supply are identified as follows:

o Carmel — there are limited additional development opportunities in
this submarket.

e Downtown Monterey — sites could be assembled for new office de-
velopment, but these are likely to be expensive and heavily regulated.
Little capture is forecasted for this submarket.

e Garden Road Area — with only about 14 acres remaining, this area has
little ability to capture future demand.

. R).ra.n Ranch — the highest quality office/R&D park in Monterey
County, and with 138 available acres, Ryan Ranch will be the major
competitive influence within the county during the next 20 years.

o Laguna Seca Office Park — this high-quality park is small, with only
about 17 undeveloped acres. Thus, Laguna Seca will provide little
competitive space.

e Salinas — thus far, Salinas has provided little high-quality office space.
However, this is likely to change in the future.

Although Salinas has captured little office or R&D demand in the past, it
is expected that the city will capture around ten percent of county de-
mand during the next 20 years, for a total of nearly 449,000 sq. ft.. Thus,
the remaining 4.036 million sq. ft. of space is forecast to be captured on
the Peninsula. Should the former Fort Ord deliver 250 to 300 acres of
high-quality and well-located office/R&D park land during the next 20
years, this property will be able to compete aggressively with Ryan
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Xanch. The former Fort Ord could potentially capture 45% of this Penin-
ula demand. Following is projected former Fort Ord caprure:

300,000 sq. ft. between 1996 and 2000;
382,000 sq. ft. berween 2001 and 2005;
488,000 sq. ft. between 2006 and 2010; and
624,000 sq. ft. berween 2011 and 2015.

“hus, a total capture of 1,794,000 sq. ft. of office/ R&D space is projected
t the former Fort Ord during the next 20 years.

“his capture rate is based upon a somewhat limited new supply of suitable
rroperty for office/R&D development on the Peninsula and the devel-
spment of excellent quality product at the former Fort Ord. This analysis
urther assumes substantial improvements in infrastructure (particularly
oad connections to Salinas and Highway 101), affordable and managerial
:ousing availability, and the provision of attractive and desirable office
nd R&D parks. According to preliminary plans, these parks will be pro-
1ded within strategic locations around the former Fort Ord property.

“able 2.3-2 shows a projection of distribution of supply and demand for
ffice and R&D space on the Peninsula. As indicated, the former Fort
Jrd is projected to capture 45% of demand. Existing space and existing
and inventory in Ryan Ranch, Laguna Seca Office Park, and in the Gar-
len Road area could accommodate most of the non-Fort Ord Peninsula
lemand. These parks will be expanded or new office/R&D parks will be
leveloped. '

Table 2.3-2
Distribution of Projected Supply and Demand Office and R&D Space
Monterey Peninsula, 1996-2015
Projected Demand Square Feet
Total Peninsula 4,036,000
Fort Ord Capture 1,794,000
Non- Fort Ord Capture 2,242,000
Projected Supply
Excess Current Inventory 151,500
Supportable on Current Land 1,000,000
Other 90,500
Fort Ord 1,794,000
Total 3,036,000
Source: Sedway Kotin Mouchly Group

Additional Demand
The potential exists to attract additional R&D users to the former Fort
Drd, over and above the projections provided above. This assumes 1) an
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aggressive and concerted regional marketing effort; 2) the development of
research laboratories and/or other venues for facilitating university and
private sector joint research and technology transfer; and 3) the attraction
of prominent faculty to the former Fort Ord, through either of the uni-
versities.

As the world's pre-eminent center of technology research, nearby Santa
Clara County is a likely source to target firms that could benefit from a
the former Fort Ord location. Santa Clara County firms have absorbed an
annual average of between 2.5 and 3.0 million sq. ft. of R&D space within
the county between 1980 and 1995. Successful firms are continually evolv-
ing, requiring new space for their changing needs and setting up new
divisions that can operate away from corporate headquarters. Between in-
ternal "Silicon Valley" expansion and relocation of portions of the firm
outside the area, Santa Clara County firms generate a demand for between
3 and 4 million sq. ft. annually.

Santa Clara County was targeted for several major reasons:

The county is the closest major employment center to the Peninsula, lo-
cated less than two hours away by automobile.

The county is the largest generator of new economic activity in the State
of California, and possibly the United States. Forecasts indicate that this is
likely to continue to be the case for the foreseeable future.

Economic sectors in which the Peninsula is likely to have an economic
advantage, particularly with the establishment of the UCMBEST Center,
are heavily concentrated in Santa Clara County.

Santa Clara County economy is positioned for a promising future during
the next decade. Its prospects have seldom been as favorable as they are
currently. Local industries are extremely dynamic and responsive to mar-
ket changes, are highly cost competitive, and have attracted many of the
world's best researchers.

When selecting sites for expansion or locating new or expanded divisions,
most high-technology firms prefer to remain local. However, given high
costs associated with Santa Clara County and adjacent county locations
(land costs, salaries, and taxes), firms sometimes seek locations that are
within two to three hours driving distance, or within two hours flight dis-
tance. In order to remain within two to three hours driving distance from
headquarters, some firms have sought locations in the Sacramento, Santa
Rosa and Scotts Valley areas. However, most firms relocating a division
have chosen to locate out-of-state, where significant cost reductions can be
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achieved. Favored locations include Arizona, Nevada, Oregon, Idaho and
Utah. Some firms tolerate more distant locations such as Texas. Thus, to
capture a significant portion of Santa Clara County spin-off demand will
oe difficult and highly competitive. The former Fort Ord will need to of-
fer significant advantages, including the following:

» Opportunities for joint university, institute, and private sector re-
search (possibly also with government research involvement);

A defined and operative program for technology transfer;

Access to major research activity in California;

Access to convenient, diverse and moderately-priced housing; and
Good transportation to corporate headquarters.

- - - -

With well-conceived and aggressive marketing efforts, the former Fort
Jrd could capture some of this R&D demand from the Silicon Valley.
3ased on a demand for one million sq. ft. of space out-of-county annually,
he former Fort Ord could capture a significant share of this demand. As-
uming that a critical mass of R&D users are attracted and research
wetivity at UCMBEST Center is established by the year 2000, a capture is
orecast of four percent annually berween 2001 and 2005; five percent an-
wally between 2006 and 2010; and six percent annually between 2011 and
'015. Thus, over this 15-year period, capture of an additional 750,000 sq.
t. of R&D demand generated by Santa Clara County firms 1s projected.

yanta Clara County is the strongest potential source of demand for R&D
pace at the former Fort Ord. This is due to several factors, including the
ribrancy and growth of the electronics, software and technology economy
entered there, the attraction that CSUMB and the UCMBEST Center
vill provide for such industries, and its proximity to the former Fort
Jrd. While industries are scattered throughout the country that might
ind the former Fort Ord to be an attractive location, distance will be a
trong deterrent. In addition, few industries are likely to relocate into
California. Nonetheless, industries located in Southern California and
Isewhere will find the former Fort Ord an artractive location. These out-
f-area firms will generate between 20% and 25% of additional demand.
“hus, demand is forecast for approximately 925,000 sq. ft. of out-of-area
pace by the year 2015.

.3.3 Residential Uses

Lesidential development will be critical at the former Fort Ord to achieve
he employment-generating development capture rates projected above.

“he existing 1,522 units of family housing in Marina that have potential
5r reuse have been examined. These units, located in Patton, Creston and
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Abrams parks, could either be used as rental or for-sale condominium
units. Currently, they are vacant and deteriorating rapidly. Since convey-
ance of these units by the U.S. Army 1s still in the distant future, the most
probable immediate reuse would be to refurbish the units and operate
them as rental units under an agreement with the U.S. Army. However,
in the future after conveyance, many of these units could be sold as con-
dominiums. With a high-quality renovation, these units could sell in the
broad price rangé as low as $95,000 for two-bedroom units in Patton Park
to over $160,000 for the largest units in Preston and Abrams parks. These
units can be rented in a phased approach to prevent flooding the private
market. Over a ten-year period, the rental program could be reduced as
large clusters of units are sold to private developers for conversion to con-
dominiums. Some units might most appropriately remain as rental units.
While the leasing program should be implemented during the first five
years to avoid deterioration of the units, a substantial sales program could
be effectively implemented over a ten-year period.

The 1,253 units in Schoonover and Fredericks parks are now under the
ownership of CSUMB. As a result, it is assumed that the university will
renovate these units to house faculty, staff and students.

AMBAG and reuse plan employment projections show demand for about
1,900 additional residential units annually in Monterey County between
1996 and 2000. This demand is projected to increase to 2,800 new units
annually berween 2001 and 2005, decline slightly to 2,500 units annually
between 2006 and 2010, and resume the 2,800 units annual level between
2011 and 2015. Of this demand, about 70% is estimated to support mar-
ket-rate new home construction (not including the affordable reuse units
at the former Fort Ord discussed above).

The Monterey Peninsula captured nearly 28% of county demand for new
homes between 1980 and 1994. In recent years, this capture has been sub-
stantially less, averaging less than 20% annually during the past five years.
However, the Peninsula has been constrained in terms of land supply
available for housing development. In addition, the new employment cen-
ters forecast at the former Fort Ord will generate additional housing
demand. Due to the assumed reuse of the former Fort Ord, the Peninsula
will increase its capture of new market rate homes during the next 20
years from recently achieved rates, capturing about 25% annually between
1996 and 2000, increasing to about 35% annually between 2011 and 2015.
Thus, Peninsula demand would average as follows:

e 335 homes annually between 1996 and 2000;

e 490 homes annually between 2001 and 2005;
¢ 525 homes annually berween 2006 and 2010; and
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e 685 homes annually between 2011 and 2015.

The total Peninsula is forecast to capture over 10,000 new market rate
homes during the next 20 years.

The former Fort Ord has the potential to capture a substantial share of
Monterey Peninsula housing demand and a considerable share of county
demand. This forecast is due both to the large supply of land that will be
available for housing development and to the proposed major new em-
>loyment centers at the former Fort Ord. The former Fort Ord could
zapture about 15% of the county's new housing demand during the early
vears, or about 60% of Peninsula demand. This capture is forecast to in-

:rease to 20% of county demand in the later years of development during
‘he 2006-through-2015 time frame.

“ollowing is a former Fort Ord capture of housing demand schedule:

» 1996 to 2000 — The former Fort Ord has the potential to capture 15%
of the county's new home demand, for an average of about 200 units
per year. This equates to a capture of about 60% of Peninsula demand.
Thus, a total of about 1,000 new units could be captured during this
period. Only five percent of these homes should be "upscale,” or
priced in the $300,000 and above range. The remainder should be
priced in the $150,000-t0-$299,000 range, at densities of six to eight
units per acre.

+ 2001 to 2005 — The former Fort Ord has the continued potential to
capture 15% of county new home demand, for an average of about 300
units per year. This equates to a capture of about 61% of Peninsula
demand. Thus, a total of about 1,500 new units could be captured dur-
ing this period. Only about seven percent of these homes should be
"upscale," or priced in the $300,000 and above range. The remainder
should be priced in the $150,000-t0-$299,000 range, at densities of six
to eight units per acre.

2006 to 2010 — Following more substantial employment growth, the
former Fort Ord has the potential to achieve an increased caprure of
20% of county new home demand, for an average of about 350 units
per year. This equates to a capture of about 67% of Peninsula demand.
Thus, a total of about 1,750 new units could be captured during this
period. Only about nine percent of these homes should be "upscale,”
or priced in the $300,000 and above range. Between 10 and 12%
should be multifamily, including a combination of rental apartments
and townhome condominiums. The remainder should be priced in the
$150,000-t0-$299,000 range, at densities of six to eight units per acre.
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e 2011 to 2015 —During this period, strong employment growth should

be attained, and the former Fort Ord will have the potential to achieve
a continued capture of 20% of county new home demand, for an aver-
age of about 400 units per year. This equates to a Peninsula capture of
about 58%. Thus, a total of about 2,000 new units could be captured
during this period. About ten percent of these homes should be
"upscale,” or priced in the $300,000 and above range. Approximately
15% should be multifamily, including a combination of rental apart-
ments and townhome condominiums. The remainder should be priced
in the $150,000-t0-$299,000 range, at densities of six to eight units per
acre.

In summary, a capture of 6,250 new homes at the former Fort Ord 1s pro-
jected, representing a capture of about 18% of market rate new home
demand in the county and 63% of demand on the Peninsula. These cap-
ture rates are reasonable in view of historical patterns, available
developable residential land, commute patterns, the desirability of new
home communities planned at the former Fort Ord, and new employ-
ment centers forecast for the former Fort Ord.

In general, low-density single-family detached homes are defined as cus-
tom or semi-custom homes on lots averaging around 10,000 sq. ft.. These
upscale homes will be best received if offered on sites having particularly
high environmental quality, including either distant, open space or golf
course views. Homes along golf course frontages could achieve high prices
with lots smaller than 10,000 sq. ft.. Pricing in the range of $300,000 and
higher could be achieved on a number of sites at the former Fort Ord.

Medium-density single-family detached homes, comparable to several pro-
duction home subdivisions in northern Salinas, would be priced at an
average of berween $200,000 and $275,000 on average 6,000-square-foot
lots. This product will have the strongest demand at the former Fort Ord.

High-density (small-lot) single-family detached homes on 4,500- to 5,000-
square-foot lots would be priced at an average of berween $150,000 and

$200,000.

Townhome products are recommended to be introduced to the former
Fort Ord after 2005 in order to avoid burdening the market with too
much multifamily product, including the reuse of existing military hous-
ing. Pricing should average between $125,000 and $150,000.

Production of rental housing is not recommended during the first ten
years of development at the former Fort Ord due to the abundance of this
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10using type existing in local jurisdictions. However, after 2005, demand
will exist for new high-quality rental product. Nevertheless, only a mod-
:st amount of rental product is likely to be needed through 2015.

Of the new housing potential at the former Fort Ord, eight percent of
1nits are forecast at prices of $300,000 and above. According to the U.S.
Zensus, in 1990, 0.8 percent of homes in Marina, 1.2 percent of homes in
seaside, and 4.2 percent of homes in Del Rey Oaks were valued at
:300,000 or higher. Values have declined during the past five years, how-
ver. Carmel, Monterey and Pacific .Grove have decidedly higher
»ercentages of homes in this price range, but their established environ-
nents, prestige and image will be difficult to duplicate. However, the
orecast capture of expensive homes at the former Fort Ord will substan-

ially increase the supply of homes in the $300,000 and above price range
n their respective communities.

\s discussed above, the largest number of homes forecast for development
t the former Fort Ord, comprising 50% of the total, is projected to be
riced in the $200,000-t0-$275,000 range. A mid-point of this range is
bout $235,000. This compares with a 1990 median value of $172,500 in
Aarina, $150,000 in Seaside, and $221,000 in Del Rey Oaks. As previously
iscussed, values have declined in recent years. Thus, the bulk of new
.ousing projected for the former Fort Ord will be priced at levels substan-
ially above the medians for existing homes in communities immediately
urrounding the former Fort Ord.

Auch of the residential demand at the former Fort Ord will be derived
rom employment generated on the property. Forecasts show total em-
loyment between 13,400 and 22,900 at the former Fort Ord by 2015. A
nid-point average totals 18,172 employees. Table 2.3-3 shows a profile of
verage wages by projected land use. As a result, an average income of
.early $27,100 is forecast in 1995 dollars. This wage compares with a
Aonterey County average of $22,800.

\ single-wage household earning an average wage at the former Fort Ord
s unlikely to be able to afford a home priced much above $90,000, unless
hat household has accumulated savings that would cover more than a ten
ercent down payment.! However, at least 50% of households are likely
5 contain a second wage earner. Given two average incomes totaling
54,200 annually, a home of about $190,000 would be affordable. Assum

Assumes 90% financing at 8% for 30 years, and that 30% of income is available for housing costs including
“Operty taxes.
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Table2.3-3
Projected Average Wages by Land Use
Fort Ord

Land Use Number of Employees (1) Average Wages (2)
Lt. Industrial/Business Park 2,370 $31576 (3)
Office/R&D 9,517 $31018 (4)
Retail 1,787 $15,053
Lodging y 1,000 $16,751
Recreation 153 $15053 (5)
Instirutional 3,345 522832 (6)
Total/Weighted Average 18,172 $27,094

1. Employment at buildout; average of projected range

2. Adjusted by CPI (wage earners, 10county area) from County Business Parterns 1992 for Monterey County.

3. Average of construction, manufacturing, transportation, communication and utilities, and wholesale trade.

4. Average of finance, insurance and real estate, business services, legal services, engineering services, and electronics.
5. Assumed same as retail. 6 Assumed same as average for all jobs

Source: Sedway Kotin Mouchly Group

ing an income at a mid-point between these two extremes of about
$40,000, a home of about $140,000 would be affordable.

In summary, the three income points relative to home prices are as fol-
lows:

Annual Income Affordable Home Price
$27,000 $ 90,000
$40,000 $140,000
$54,000 $190,000

In higher priced home categories, buyers are typically "move-up" house-
holds, having sold a home prior to the move. As a result, these households
have typically built up equity that can be used as a down payment on a
new home. This equity results in greater home affordability than could be
justified by income alone.

Homes in the $90,000-to $160,000 range would be provided through reuse
of military homes on the property, and townhomes would also be af-
fordably priced in the $125,000-t0-$150,000 range. The majority of homes
recommended would be priced in the $150,000-t0-$299,000 range, afford-
able to most two-income households and those employed in the former
Fort Ord planning area.

2.3.4 Retail
Convenience, neighborhood and community retail center 'dcvclopment

will be supported by capturing most local-serving on-site demand gener-
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ated by residents, on-site employees and students. During the first 20
vears, a demand for approximately 535,000 sq. ft. of such space is pro-
ected. This equates to three neighborhood or community centers along
with two or three small convenience retail centers.

To determine this neighborhood and community retail center capture, the
‘ollowing assumptions were employed:

* Anaverage of 2.8 persons per household at $3,500 per capita annually
for convenience goods expenditures (from taxable sales data);

» An average expenditure of $1,000 annually for each employee at the
former Fort Ord on retail and eating and drinking near work, utiliz-
ing a mid-point projection of about 18,000 (based on a study by the
International Council of Shopping Centers);

+ An average off-campus expenditure of $1,000 annually per student for
convenience goods and entertainment;

» A Fort Ord capture of 90% for convenience goods; and

' Supportable sales volume of $200 per sq. ft.

Chis calculation indicates a demand for 535,000 sq. ft. of local-serving re-
ail space.

Che Peninsula has been highly successful in attracting retail sales from re-
sonal customers, including those from Santa Cruz County, as well as
ourists. Expansion of regional "value-oriented" retailing has been substan-
1al in recent years. However, with a small population base, moderate
»opulation growth, and near-term plans for the expansion of a regional
rower retail center in Sand City, there is little additional demand for re-
r1onal retailing on the Peninsula.

\lthough Monterey, Carmel and Pacific Grove provide a substantial sup-
ly of specialty and entertainment retailing, much of this is tourist-
riented. Expected demand will support a regional entertainment retail
enter at the former Fort Ord, focused on serving local residents. This
enter could include new emerging retail concepts, a cineplex, restaurants,
nd specialty shops. There will be demand for approximately 250,000 sq.
t. of such space during the 2011-through-2015 period at the former Fort
Jrd. However, sufficient acreage should be allocated to allow for an even-
ual expansion to 500,000 sq. ft..

\s previously discussed, the population of the Peninsula is forecast to in-
rease by a total of 56,000 berween 1995 and 2015. Using a commonly-
ised industry demand standard of one cinema screen per 10,000 popula-
ion, the Peninsula should be able to support an additional 5 to 6 screens
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by 2015. Thus, the potential cineplex at the former Fort Ord could poten-
tially accommodate four to five screens.

The former Fort Ord could possibly capture more than the expected
250,000 sq. ft. of regional and entertainment retailing by 2015. Regional
retailers are constantly changing. In addition, there is a potential for a fac-
tory outlet center. However, given demand projections, additional
regional retail capture would likely be at the expense of existing retailing
on the Peninsula, including high-volume promotional centers in Sand
City and Seaside, and an existing factory outlet center in Pacific Grove.

2.3.5 Lodging Facilities

First-class hotels and conference centers on the Peninsula have a total of
over 3,000 rooms. Including smaller and more economical, but good qual-
ity, establishments, there are over 9,000 rooms. Tourism to the Peninsula
and particularly demand for conference facilities have been increasing,
largely driven by economic activity in California. As previously discussed,
room rates have been increasing at an annual rate of around 2.5 percent,
and occupancy rates have been increasing at an annual rate of one percent.
As California emerges from its recent recession, demand for rooms on the
Peninsula is likely to increase significantly. Utilizing a two percent annual
increase in the demand for first-class hotels during the next 20 years shows
a demand for an additional 1,500 rooms in high-quality hotels on the Pen-
insula.

The former Fort Ord could caprure about 750 to 800 of these rooms, or
between 50 and 53% of total demand. These hotels should have excellent
conference facilities, and the bulk of the rooms should be located in golf
course-oriented facilities. This estimate is a substantial capture of demand
that considers that few new hotels are otherwise likely to be developed on
the Peninsula. Other than a few highly controversial hotels proposed in
the Coastal Zone in Sand City and Marina, few other new facilities are
likely to be developed.

In addition, there is also demand for a smaller focused corporate confer-
ence facility and spa. There is a small and growing niche market for such
facilities, and the Monterey Peninsula currently lacks such a facility. Its
resort orientation, reputation and environment make it an ideal location.

2.3.6 Recreation
Recreational amenities should be developed at the former Fort Ord to

support other activities. Additional golf courses could be supportable at
the former Fort Ord during the next 20 years, if offered in conjunction
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with residential communities and hotel/conference centers. Currently,
golf course demand is high, with all Peninsula facilities achieving a high
volume of rounds and high fees. As visitors and population increase on

-he Peninsula, there will be a corresponding increase in demand for golf
sourses.

A high-quality equestrian center, which offers boarding, training and
show activities, could be accommodated. As such facilities are typically
anable to support market land costs, an equestrian center might best oper-
ite under a ground lease. A professionally operated facility, providing

‘raining, shows and events in addition to boardmg, can be a self-sustaining
ind profitable operation.

An equestrian center is not a traditional market-driven use. Typically, op-
:rations cannot support capital and land costs. Thus, such facilities are
-ypically either subsidized by a developer as an amenity to a community,
sperators seek locations where land is inexpensive, or sites are obtained on
and lease at favorable rates. A well-managed facility can achieve sufficient
-evenue to cover capital and operating costs, assuming land costs are inex-
sensive. Nevertheless, successful implementation of a profitable equestrian
senter is a major challenge. However, such a center would serve as an
imenity to the former Fort Ord's hotels and residents.

1.3.7 Employment

The employment-generating impacts of reuse of the former Fort Ord are
ndicated in Table 2.3-3. Utilizing standard industry factors for various
and uses, an estimate of between 13,400 and 23,000 jobs are projected to
se generated by 2015. These figures do not include off-base multiplier em-
>loyment.

This projected employment reflects jobs that will be occupied by current
vionterey County residents and by new residents who will be attracted to
‘he area by these jobs. Some of these jobs will be occupied by CSUMB
itudents, working either part-time or full-time.
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2.4 REUSE CONSIDERATIONS

Reuse planning is directly influenced by the Federal legislation procedures
that govern military base closures.

2.4.1 Base Closure and Realignment Commission (BRAC)

In 1988, Congress enacted the Base Closure and Realignment ‘Act to estab-
lish a process for closing military bases. As part of this process, the Act
established an independent commission to review DoD recommendations
for closure.

In 1990, Congress enacted the Defense Closure and Realignment Closure
and Realignment Commission (BRAC) be reconstituted for each round of
base closures, and that its members be selected by the President and con-
firmed by the Senmate. The DoD developed detailed regulations to
implement the statute.

The BRAC process requires that each branch of the services analyze its
bases according to criteria established by the DoD regulations. Each
branch makes its recommendations for closure to the Secretary of De-
fense, who in turn makes a recommendation which is relayed to the
BRAC for independent assessment. The BRAC then submits its final rec-
ommendations to the President who can either approve the BRAC list or
return it for revisions within a prescribed time period.

Once the President approves the BRAC’s recommendations, Congress has
45 days to reject the entire list. If Congress does not act, the list becomes
final. DoD is then required to begin closing the listed bases within two
years, and to complete the closures within six years.

Fort Ord was included in the 1991 round of military installations listed
for closure by the BRAC.

2.4.2 National Reuse Model

The Fort Ord closure process was designated a National Model for base
conversion by Secretary of Defense, Dr. William Perry, in September of
1993. Fort Ord was the only base awarded this special status from the
1991 round of base closures. Fort Ord was chosen because of the unique
opportunity to meet key defense conversion goals by utilizing education
and research to create quality jobs as part of the President’s desire to ex-
pedite communities’ rapid economic recovery from base closures.
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2.4.3 PBC, EDC Process

Public Benefit Conveyances

Through the base closure process, State and local government agencies as
well as non-profit institutions which serve a specific public purpose can
receive property at no cost or at a discounted price through the Public
Benefit Conveyance (PBC) process. All entities who want to be consid-
ared for a PBC must submit a statement of interest to the Local Reuse
Authority (LRA) within the same time frame as the homeless providers.
However, groups requesting a PBC must also obtain a sponsoring federal
agency. At the former Fort Ord, a total of 34 PBC’s were filed, of which
11 were McKinney Act requesters. FORA is 1n the process of resolving
iny conflicts in requests.

VicKinney Act

The McKinney Act, which was passed in 1987, mandates that the needs of
-he homeless must be addressed as part of the base closure process. Most
>rovisions of the Act deal with services and programs for homeless people
-elated to interagency coordination: emergency food and shelter, housing
wssistance, health care, education and training, and food assistance. How-
:ver, Title V of the Act specifically addresses use of underutilized federal
>uildings and personal property for assisting the homeless. All property is
0 be provided to the homeless providers at no cost, although it can be
'leased” rather than given to the homeless providers through title transfer.

The former Fort Ord, as a 1991 BRAC closure site, is subject to the
VicKinney Act in implementing reuse plans and transfer of buildings and
>roperty.

:conomic Development Conveyance

The Defense Authorization Act of 1993 created a new conveyance
nechanism allowing LRAs to request property specifically for economic
levelopment purposes. This mechanism, the Economic Development
Zonveyance (EDC) provides communities with considerably more flexi-
sility and local control over development than was possible under the
srevious regulatory framework. The LRA can hold and manage the prop-
:rty over the long-term, or sell the property and retain the proceeds to
inance infrastructure and other improvements necessary to support fu-
wure development. The ability to control these real property interests and
o benefit locally from any market transactions creates a powerful mecha-
1sm for local communities to proactively support economic development
ind job generating activities that replace the economic benefits to the local
:conomy lost through the base closure process. However, the LRA must
Jso share any net proceeds from real estate transactions, after subtracting
he costs of infrastructure improvements, with DoD.
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LRAs may obrain property through an EDC at a cost that is either at or
below fair market value. However, since this mechanism is relatively
new, DoD and the various branches of the military are still exploring op-
tions for valuing property and negotiating with the local communities.
FORA will be submitting an EDC application for the lands at the former
Fort Ord that have not already been conveyed or are not subject to an ap-
proved PBC application.

At the former Fort Ord, major conveyances consist of:

¢ A Memorandum of Understanding with the Bureau of Land Manage-
ment for the Habitat Protection area;

e An economic development conveyance to California State University
for CSUMB;

e An economic development conveyance to the University of California
for the UCMBEST Center;

e A public benefit conveyance to the City of Marina for the Marina
Municipal Airport;

e And a public benefit conveyance to the California Department of
Parks and Recreation for state park lands.

FORA is in the process of screening 11 public benefit conveyance requests
received in compliance with the McKinney Act.

2.4.4 NEPA|CEQA Compliance

The National Environmental Policy Act (NEPA) creates a federal envi-
ronmental review process for major federal projects, including military
property disposal, cleanup and reuse activities.

The 1990 Base Closure Act specifies that NEPA does not apply to actions
of the President, the Commission, and the DoD except “(i) during the
process of property disposal, and (1i) during the process of relocating func-
tions from a military installation being closed or realigned to another
military installation after the receiving installation has been selected but
before the functions are relocated.” NEPA does not apply to the BRAC
1991 deliberation and decision process, nor to the closing action itself, but
does apply to disposal and reuse of property.

Revising the FORG’s Initial Reuse Plan so that it more closely reflected
the Army’s preferred alternative resulted in the Army’s December 3, 1993
Record of Decision (ROD). This ROD will dictate the Army’s NEPA

review.
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[n compliance with the National Environmental Protection Act and the
California Environmental Quality Act, FORA will be the Lead Agency
n preparing an Environmental Impact Report (EIR) on the closed Federal
military facility at Fort Ord. It will analyze an ultimate buildout scenario
‘or the approximately 27,964 acre former Fort Ord facility. Public Re-
iources Code Section 21083.8 allows FORA, local governments, and
;overnmental entities meeting the definition of a redevelopment agency to
‘ely in part on the Fort Ord Disposal and Reuse Environmental Impact
statement (EIS) and the Draft Fort Ord Disposal and Reuse Supplemen-
ary Environmental Impact Statement (SEIS) in preparing this EIR on a
Reuse Plan to avoid duplication and to utilize or build on the environ-
nental work already completed by a federal agency in a manner
:onsistent with the CEQA.

1.4.5 Habitat Management Plan

The December 3, 1993 ROD for the Army’s final EIS committed the
Army to the development and coordination of an installation-wide multi-
pecies habitat management plan (HMP) as an Army mitigation responsi-
sility. The HMP enabled the United States Fish and Wildlife Service
USFWS) to issue the Army a non jeopardy Biological Opinion under
section 7 of the federal Endangered Species Act (ESA):

The HMP is to be developed to support binding legal agreements among
the receiving jurisdictions, the Corps and the Service that would establish
detailed plans to manage lands designated for natural resources conser-
vation. The HMP would describe the specific management goals for each
parcel and provide detailed procedures for the enbancement, restoration,
and management of subject parcels, and methods to fund these activi-
ties...Recipients of disposed or transferred lands would be required to
follow landuse guidelines established in the HMP.

Che biological opinion included an assumption that reuse would generally
ollow the land uses described in Alternative 6R of the final EIS, but de-
erred specific land use guidelines and parcel by parcel restrictions to the
IMP. Therefore the HMP becomes the controlling document for the fed-
:ral Endangered Species Act and National Environmental Policy Act
:ompliance relative to vegetation and wildlife resources at the former Fort
Jrd.

The HMP identified parties responsible for holding and maintaining these
:onservation areas and habitat corridors in perpetuity. Most jurisdictions
vith interests in the former Fort Ord land were assigned some (direct or
ndirect) habitat management responsibilities under the HMP. Four prin-
ipal entities were identified as recipients of the largest, most important

-38

EIR: the EIR on the
Reuse Plan will rely
in part on the Fort
Ord Disposal and
Reuse Environmental
Impact Statement
(EIS) and the Draft
Fort Ord Disposal
and Reuse Supplemen-
tary Environmental

Impact  Statement
(SEIS).

HMP: The HMP will
serve as a mitigation
plan for the imple.
mentation of the
Reuse Plan.

CONTEXT

|



CONTEXT

Cleanup:  Successful
reuse of the former
Fort Ord requires the
Army to clean up each
parcel on the base to
the level required for
its intended wuse as
designated by this
document.

FORT ORD REUSE PLAN

conservation areas and corridors. These entities were the Bureau of Land
Management (with approximately 15,000 acres in the interior of the base),
the University of California Natural Reserve System (with about 600
acres of prime maritime chaparral habitat reserve in the Fritzsche Field
area), the California Department of Parks and Recreation (scheduled to
receive virtually all the beach frontage and coastal dune land west of
Highway 1, comprising nearly 1,000 acres) and Monterey County (with
over 1,000 acres in key habitat and corridor areas between the developed
parts of the base and the inland range areas). The requirements, restric-
tions and guidelines established in the HMP are passed on to each of the
recipients of disposed land through separate memoranda of agreement
(MOAs) and deed covenants. Acceptance of designated habitat land (with
its covenants) and execution of the MOA binds those recipients to a
commitment to manage the land for habitat purposes in perpetuity.

2.4.6 Environmental Remediation

Cleaning up contaminated property is a critical part of the legal process
for transferring ownership of military property. Under federal law, title
may not be transferred until the toxic or hazardous situation 1s remedied,
or the remediation process is in place and operating correctly. Successful
reuse of the former Fort Ord requires the Army to clean up each parcel
on the base to the level required for its intended use as designated by this
document. The duration and nature of clean-up activities will affect in-
terim and long term reuse implementation.

The former Fort Ord was listed on the Superfund list in 1990. A Reme-
dial Investigation/Feasibility Study (RI/FS) was completed in 1993 for the
Fort Ord landfills, and a remedial action ROD was issued by the Army
(FFA) agencies for the cleanup in August 1994. Cleanup here will include
extracting and treating contaminated groundwater and capping the land-
fills to limit future infiltration and minimize additional leaching.

Forty-one sites have been identified as potentially hazardous sites. After
initial characterization by the basewide RI/FS for Fort Ord, the sites were
characterized as remedial action sites, interim action sites, or no action
sites. Nine sites have been characterized for remedial action, and 16 have
been listed for Interim action.
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3.0 FRAMEWORK FOR THE REUSE PLAN

The Framework for the Reuse Plan establishes the broad development
considerations that link the various Reuse Plan elements for each of the
land use jurisdictions into an integrated and murually supporting struc-
ture. The Framework concentrates on the interrelated aspects of all
development within the former Fort Ord.

The Framework is comprised of the following:

Community Design Vision;

Existing Setting and Character of the former Fort Ord;
Land Use Concept: Ultimate Development Plan and Map;
Land Use Designations and Land Resources;
Circulation Concept;

Conservation, Open Space, and Recreation Concept;
Planning Areas and Districts

Marina Planning Areas and Districts

Seaside Planning Areas and Districts

10 County Planning Areas and Districts

11. Reuse Plan Implementation

.
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action 4 of the Reuse Plan provides the Goals, Objectives, Policies, and
rograms for each relevant Plan Element in support of this Framework.
e Plan Elements are specific for each of the land use jurisdictions
-ithin the former Fort Ord.

1 COMMUNITY DESIGN VISION

he design and planning vision for the future of the former Fort Ord
raws 1ts inspiration from several sources: the nature of the land and ex-
ting facilities on the base; the history and culture of the Peninsula, and
articularly the former Fort Ord itself; sound principles of community-

:aking; and on a responsible and positive attitude toward the environ-
ient.

he opportunity provided by this 28,000-acre resource is inestimable.
he challenge, however, to not squander or abuse the special qualities of
us place is substantial as well. The designation of Fort Ord as a model
‘use project chosen among the 1990 round of base closures is indicative
oth of the challenges to be met in the future and the opportunities inher-
1t in this unique site and its surrounding region.

he prevalence of the Peninsula academic and environmental communi-
2s has in recent years spawned a variety of educational and research
itiatives. Following this lead, the University of California and Califor-
a State University have both begun to plan and implement ambitious
1d important facilities at the former base. These facilities in many ways

ill form the nucleus of the future community envisioned to grow at this
‘e.

ne vision for the future of the former Fort Ord is that a community will
ow up on the former Base, having a special character and identity. This
ymmunity, at the same time, will fit with the character of the Peninsula,
ymplementary with the scale and density of the existing communities
om Marina to Carmel. It will demonstrate a respect for the special natu-
| environment of the Peninsula and the scenic qualities of the Bay,
vastal dune areas, and upland reaches. It will also be complementary to
e rich tradition and reality of agriculture in the Salinas Valley, which
rms such an important part of the regional character and economy,
hile enhancing the experience of visitors to the Peninsula. Most impor-
ntly, the community will be a special place for living and working. It
ill provide a diversity of experience and opportunity, with a develop-
ent approach that is sustainable and appropriate.
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3.1.1  Design Principles

Design Principle 1: Create a unique identity for the community around the
educational institutions.

The centerpiece of the community at the former Fort Ord will be the
education centers that have been integrated into the reuse of the former
Fort Ord. Three major post-secondary institutions are participating in
the reuse of the base. The CSUMB campus, the UCMBEST Center, and
the Monterey Peninsula College District will all become significant cata-
lysts to the economic development of the region. In addition, land and/or
facilities have been subject to public benefit conveyance for Golden Gate
University and the Monterey Institute for Research in Astronomy and the
Monterey Peninsula Unified School District (MPUSD). The CSUMB
campus, currently planned to ultimately accommodate 25,000 full-time
equivalent (FTE) students, will occupy a central site, and will support re-
tail and recreation facilities, housing units, and a variety of services and
businesses. In addition, the special facilities found on a major university
campus such as art galleries, performance and lecture halls, libraries, ath-
letic facilities, and bookstores will greatly enhance the surrounding
community and provide opportunities for access by all age groups. The
other educational institutions will offer diverse educational opportunities.
The UCMBEST Center will become a unique employment center, com-
plementary to other research institutions in the region and capitalizing on
the unique physical and intellectual attributes of the area.

=
Monterey Peninsula ™ o g
College VA . ;
CSUMB
Education Institutions
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design Principle 2: Reinforce the natural landscape setting consistent with Pen-
nsula character.

“he former Fort Ord is part of the gentle crescent that frames Monterey
:ay, situated berween the great Salinas River Valley and the dramatic
oastal range thart juts into the Pacific to form the Peninsula. The historic
cantonment” area within Fort Ord is bounded by State Highway 1, sand
unes and ocean beyond to the west and by the native landscapes of the
pper elevations to the east. The entire Peninsula, as a whole, is charac-
srized by a highly memorable landscape character. The former Fort Ord
; a critical centerpiece of this landscape and serves as the entry and intro-
uction to the Peninsula for the visitor arriving from the Salinas Valley to
ae east or from Santa Clara State Highway 1 to the north.

"he natural landscape setting at the former Fort Ord is not only an im-
ortant visual resource within the region. It is also a key natural resource
rith significant biological value. As part of the base reuse, 15,000 acres of
ae site will be managed as open space for habitat resource protection and
or limited recreational use. These environmental resources will add sig-
ificantly to the supply of protected regional open space within the
.ounty of Monterey and will provide linkages to other regional open
sace assets. Approximately 1,000 acres of the coastal area will be con-
eyed to the State of California Department of Recreation to create the
ort Ord Dunes State Park.
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Design Principle 3: Establish a mixed-use development pattern with villages as
focal points.

Consistent with the character of a college town with a vibrant, around-
the- clock level of activity and vitality, the former Fort Ord is planned to
consist of a series of villages with mixed-use centers. Some will be built
around existing and new residential neighborhoods, while other village
themes will include: the Marina Town Center with employment, retail
and housing; CSUMB with its educational focus and housing; and the
East Garrison with a potential mix of employment, housing and recrea-
tion.

The village pattern will sustain a transit and pedestrian friendly develop-
ment pattern. The core of each village will consist of services and
amenities for districts and neighborhood, from retail and service estab-
lishments to transit stops and parks. Higher development densities and a
mix of uses (e.g. office and housing over retail) will enhance the vitality of
the village centers. The villages will be linked by transit routes and by
open space corridors suited for cycling and walking. The villages will be
designed to be compact and walkable, each developed with its own iden-
tity and character.

Mixed Use Villages
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design Principle 4: Establish diverse neighborboods as the building blocks of
be community. '

“he special character of the communities in the Peninsula is due, at least
a part, to the diversity of their residential neighborhoods. They are typi-
ally small scaled, with one and two story buildings. Open space is
lentiful, giving the overall impression of a green and lush landscape. In
ome neighborhoods, historic styles and buildings predominate, including
dobes characteristic of the pre-statehood era. A regional vernacular, the
Aonterey style which evolved during the colonial period, is joined by an
rray of other architectural styles: Victorian, California bungalow,
Mediterranean”, post WWII tract, and more recent modern and post-
aodern styles.

everal of the existing residential communities on the former base - in-
luding portions of Patton, Abrams, Schoonover, and Frederick housing
reas - will be retained and renovated for a variety of housing unit types
vhere feasible. In addition, new residential neighborhoods will be added,
anging from high density units in the Town Center and village centers,
5 large lot single family areas. In all cases, particular attention will be
aid to ensuring that the residential neighborhoods retain or establish spe-
1al identities and characters, and that they have available a full range of
menities - schools, parks, transit, and shopping - within a convenient and

ralkable distance.
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Design Principle 5: Encourage sustainable practices and environmental con-
servation.

“Sustainable development means economic growth that we can live with and
that future generations can live with too. It means growth that improves hu-
man welfare but does not squander the resources of the planet nor undermine
the biological systems on which life depends.” '

-World Resources Institute

The. reuse of the former Fort Ord as a mixed-use community within the
larger Peninsula provides the opportunity to demonstrate a wide range of
design and planning practices that are consistent with accepted notions of
sustainability and environmental conservation. A majority of the area of
the former Fort Ord will be set aside for habitat management with limited
recreation opportunities included. The remaining portions of the former
base will be developed into a balanced community which provides hous-
ing and employment opportunities, reducing the need for long distance
commuting throughout the region. Major destinations such as employ-
ment centers, the university, and regional shopping will be located along
transit rights-of-way to ensure the availability of modes of transit besides
the automobile. Specific areas of the community will also be designed to
include a mix of uses such as housing, shopping and office, and to be pe-
destrian friendly. In addition, individual sites and buildings should be
designed to minimize energy consumption and to take advantage of local
climatic conditions to enhance comfort.
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Design Principle 6: Adopt Regional Urban Design Guidelines.

The visual character of the Monterey Peninsula plays a major role in sup-
porting the area’s attractiveness as a destination for many visitors every
year. The location of the Fort Ord property is such that it functions much
like a gateway to Peninsula attractions such as the beach and dunes area
which will be a state park; the communities of Monterey, Pacific Grove,
Carmel; and the Carmel Valley, Big Sur and points south. Maintaining the
visual quality of this gateway to the Peninsula and where necessary en-
hancing it is of regional importance to ensure the economic vitality of the

entire Peninsula.

Regional urban design guidelines will be prepared and adopted by FORA
as a separate implementation action to govern the visual quality of the fol-
lowing areas of regional importance. The guidelines will address the State
Highway 1 Scenic Corridor, the freeway entrances to the former Fort
Ord are from State Highway 1 (12th Street and the Main Gate areas) and
from the east, areas bordering the public accessible habitat-conservation
areas, major through roadways such as Reservation Road and Blanco
Road, as well as other areas to be determined. The urban design guidelines
will establish standards for road design, setbacks, building height, land-
scaping, signage, and other matters of visual importance.
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3.1.2 Design Objectives

The following overall objectives will guide the development of the former
Fort Ord.

Community Form
Community form should be well defined and discernible; it should be dis-

tinctive within the larger Peninsula, but compatible with the form and
character of other Peninsula communities. Development at the former
Fort Ord will be related and connected to the adjacent cities of Marina
and Seaside and will comprise important parts of those cities; however,
the former Fort Ord area will also have its own distinct character consist-
ing of definable edges, entries, and structure.

o  Where appropriate establish a readily discernible edge to the new develop-

ment.
o Create compact community form and patterns of development.
e Create distinctive and memorable entries to the area.
o Establish community form consistent with peninsula prototypes.

o Link the new neighborhoods with the surrounding cities’ development fab-

Tic.

o Establish specific design and signage standards for the State Highway 1
Scenic Corridor to minimize the visual impact of development.
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Development Pattern

The community that will develop on the former base at Fort Ord will
svolve over time, incorporating some existing buildings, roadways and
open space, and creating other places anew. The pattern of development
will take its cues both from the historical development of the base and its
sxisting pattern and scale of buildings and facilities. It will also follow
sound principles of community planning, emphasizing the use of transit,
pedestrian-friendly scale of development and roadways, and generous areas
of landscaping and open space.

Build upon the existing grid pattern of the Main Garrison area to establish
the pattern of the higher density core area surrounding CSUMB.

o Utilize a lower density, more informal development pattern in areas more
distant from the core.

o Ensure a bigh degree of connectivity and accessibility to CSUMB from the
surrounding village centers, and vice versa.

e Locate concentrations of activity and density along future transit rights-of-
way for efficient movement.

e Limit the scale, particularly the width, of major roadways to minimize
barriers to movement and interaction within the community.
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Town and Village Centers
The town and village centers will feature concentrated activity. The ma-

jor centers will be located in the vicinity of the CSUMB campus,
capitalizing on the inherent high level of activity and vitality of the cam-
pus. The Marina Town Center, located to the west of CSUMB adjacent
to State Highway 1, will contain the highest density of retail, office and
housing in the former Fort Ord area. The Marina Town Center will also
play an important role flanked by two principal entries to the Fort Ord
community and to CSUMB at the 12th Street and Main Gate inter-
changes. To the north and south of CSUMB, major village centers will
support university related uses and amenities. The South Village, located
adjacent to the earlier portion of CSUMB to develop, will consequently
have an earlier start and should complement university amenities, such as
performance and athletic facilities with cafes and restaurants, shops and
other student and local-serving uses.

Away from the CSUMB area, other village centers will support local
commercial uses and be compatible with adjacent parks, schools and other
neighborhood facilities. The village centers will be developed with a pe-
destrian orientation and ready access to transit opportunities available
early and in the long term.

University Office Park/R & D District
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v Maintain the fine-grained development pattern of existing areas of the
Main Garrison.

v Encourage a development pattern which mixes uses horizontally and ver-
tically for an active streetscape.

v Encourage a scale and pattern of development which is appropriate to a
village environment and friendly to the pedestrian and cyclists.
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Minimize the scale of streets to facilitate pedestrian movement while pro-
viding adequate circulation and parking opportunities.

Create strong physical linkages from the villages to the CSUMB campus
and other major activity areas.
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Existing Neighborhoods

The existing neighborhoods at the former Fort Ord will form the nucleus
of early development. These neighborhoods are of varying ages and in
varying conditions, but each has a unique character and can ultimately
anchor an important neighborhood. In some cases, existing neighbor-
hoods will be infilled and redeveloped, changing the unit types or
development pattern to be more viable and attractive to future residents.
In other cases, existing neighborhoods will continue in.their present form,
to be extended and expanded, or to remain as distinct neighborhoods to
be joined by the many new neighborhoods that will be added during the
long term evolution of the area as a whole.

® Reinforce the positive character of existing residential areas through build-
ing and areawide improvements.

» Encourage infill of new housing at an appropriate scale to enbance existing
neighborhoods.

» Reinforce linkages among existing neighborboods and establish linkages to
new neighborhoods and to village centers.

o Enbance the physical appearance of existing neighborhoods with special
street and landscaping treatments.

316 FRAMEWORK .



FRAMEWORK

FORT ORDREUSE PLAN

New Neighborhoods

New residential neighborhoods will be developed throughout the former
Fort Ord. Each will have locational and programmatic distinctions. The
new residential neighborhoods in particular will play an important role in
attracting business, jobs, and residents. Thus, the design of the new
neighborhoods and their relationship to regional open space and the ma-
jor activity centers of the former Fort Ord and the Peninsula - the natural
open spaces, beach areas, and educational campuses in particular - will be
of key importance. The new neighborhoods should be clearly defined
while encouraging connections to older existing neighborhoods and to the
surrounding developed areas of Marina and Seaside.

o Connect new residential neighborhoods wvia continuous streets and/or
open space linkages to surrounding neighborboods and districts.

e Promote a sense of community and connectedness in the new neighbor-
hoods by minimizing street widths, providing comfortable pedestrian
environments, encouraging housing design which embraces the public
street area.

o Include local conveniences within or immediately adjacent to neighbor-

hoods.

o Encourage residential design diversity and variety, including a mix of
densities and style, while following a consistent approach to framing the
street and public spaces in a buman-scaled manner.

e Provide a generous amount of publicly-accessible park and open space for
day to day use by residents.
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viajor Development Sites

[he Reuse Plan envisions several concentrations of intensive new devel-
»pment which will act as employment and activity centers. These major
levelopment sites include the CSUMB campus; the UCMBEST Center;
he East Garrison development area; the Southgate and York Road area;
ind the Town Center complex. These areas will constitute major em-
>loyment centers for the reuse area itself as well as for the region. The
najor development sites will attract greater concentrations of people and
raffic. Therefore, they will generally be located near current or future
ransit as well as regional roadways. These major sites should, however,
10t be considered isolated islands of employment; wherever feasible, they
vill be linked to surrounding neighborhoods and to other activity centers.
They will also play an important role in environmental stewardship - sev-
'ral are immediately adjacent to the habitat areas and have substantial
\creage set aside for habitat conservation and open space. These major
levelopment sites can be models of sustainable development and sensitive
ite and facility planning and design.

v Provide physical and wvisual linkages to surrounding developmenr sites
and neighborhoods for continuity and connectedness.

v Provide transit accessibility at major development sites by orienting high-
est concentrations of activity along transit rights-of-way and providing
easy pedestrian access to these points.

v Employ principles of sustainable design and planning in the site planning
and building design of facilities.

v Establish a special identity for major development sites, but keep all devel-
opment compatible with the low density character of the greater Peninsula,
particularly in terms of the scale and height of new buildings.

» Encourage intensification of site development over time with infill and

redevelopment, including transitioning surface parking lots to parking

Structures.
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Landscape and Open Space

The visual character of the Peninsula is greatly determined by the quality
of the natural and introduced landscape pattern and materials. The for-
mer Fort Ord encompasses a vast area which ranges from coastal sand
dunes to upper reaches of oak woodland and chaparral. The Main Garri-
son area, where uses were principally located, has very little introduced or
formal landscaping; consequently the image of the area is rather bleak and
uninviting. As the former Fort Ord will be developed over time, major
vegetation and landscaping should be introduced in these development
areas to create a more inviting and pedestrian scale environment, and to
integrate the site as a whole into the larger Peninsula environment.

o Incorporate principles articulated in the Habitat Management Plan (HMP)
as good practices throughout the entire base.

o Ensure that open space connections are provided to link major recreation
and open space amenities within the base and also to adjacent regional re-
sources.

e Provide a generous pattern of open space and recreation resources through
public facilities and publicly-accessible private development. Ensure that
the open space resources of CSUMB and other major devefopmems are
available to the community at large. .

o Establish an open space corridor of a. minimum of 100 feet along the entire
eastern edge of State Highway 1, and landscape this Fort Ord corridor via
a master landscape plan, to reinforce the regional landscape setting along
the entryway to the northerly peninsula.

o Establish a pattern of landscaping of major and minor streets, including
continuous street tree plantings to define gateways to the former Fort Ord
and enhance the visual quality and environmental comfort within the
community.

o Encourage a pattern of development at the neighborbood and district lev-
els that ensures a generous provision of open space.
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3.2 EXISTING SETTING AND CHARACTER OF FORT ORD
3.2.1 Regional Character

The former Fort Ord is part of the gentle crescent that frames Monterey
Bay, situated between the great Salinas River Valley and the dramatic
coastal range that juts into the Pacific to form the Peninsula (see Figure
3.2-1). The historic "cantonment area” within the former Fort Ord visi-
ble from State Highway 1 is bounded by the freeway to the west and the
native landscapes of the upper elevations to the east. West of State High-
way 1 are the remnant firing ranges and tall sand dunes continuously
modeled by the winds off the Pacific. Figure 3.2-2 illustrates the topo-
graphic relief at the former Fort Ord in a perspective view.

Salinas River Valley

The Salinas River Valley to the north of the former Fort Ord is in con-
tinuous cultivation. The broad, flat expanse created by the flood plain is a
green and fertile contrast to the subdued colors of the native grasslands,
coastal chaparral and oak wood landscape that dominate the upper eleva-
tions of the former Fort Ord and stretch beyond to the rugged back-
country of the Los Padres Mountains.

The Salinas River Valley is host to a vast agricultural enterprise character-
ized by high value crops. As trading town and government center for the
county, Salinas dominates the River Valley. The heart of the town re-
flects the heritage of a prosperous commercial center with a well-preserved
and distinctive historic commercial district. The available supply of well-
served, easily developed lands have made Salinas one of the growth centers
in the region. To accommodate economic development, the city is ex-
panding at the perimeter, losing agricultural lands to urbanization. -

Communities of the Monterey Peninsula

The communities of the Peninsula reveal themselves slowly as the charac-
teristic early-morning fog burns off. The coastal strand forms a nearly
continuous urban pattern stretching from Monterey north to the City of
Marina interrupted by the four mile expanse of the former Fort Ord. Fig-
ure 3.2-3 illustrates the regional land use context for the former Fort Ord

The City of Monterey: Monterey and its historic Presidio lie on the gentle
slopes of the Peninsula extending from old Cannery Row at the shoreline
to its crown about 100 feet above sea level. Looking out across the Bay to
the curving shoreline, the city has captured the imagination of visitors and
long term residents since it was first settled in the 1700's. Visitors are
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ttracted to the moderate climate, historic and cultural resources, and the
insurpassed beauty of the physical setting.

Jetween Monterey and the former Fort Ord, Sand City and Seaside are
iestled in-between the dramatic hillside backdrop and the coastal dunes.
The individual communities have nearly grown together along two major
irculation routes. State Highway 1 serves as a limited access freeway
tretching between Castroville in the north and Carmel in the south. Del
vlonte Boulevard provides a continuous commercial corridor linking Sea-
ide in the north with downtown Monterey to the south.

“urther inland, Monterey shares a boundary with the southern-most por-
ion of the former Fort Ord. The major development in this location is

22

FRAMEWORK









FRAMEWORK

FORT ORDREUSEPLAN

the Ryan Ranch Business Park located adjacent to State Route 68, a suc-
cessful, planned business park built-out to about 40% of its capacity.

The City of Marina: Marina is located at the transition between the Salinas
River Valley and the coastal dune formation and provides the northern
gateway to the Peninsula. The community historically has provided a
strong service role for the adjacent military installation. The City is ori-
ented to the major crossroads of Del Monte Boulevard and Reservation
Road. Neighborhood retail centers have grown up along both of these
corridors serving a compact residential community of traditional single
family homes and two and three story multi-family neighborhoods.

The City has recently acquired Fritzsche Field from the U.S. Army and is
converting it to civilian use as the Marina Municipal Airport. Access
from State Highway 1 is limited to an interchange at Reservation Road
and ramps at the 12th Street gate at the former Fort Ord. To the south,
Reservation Road extends along the perimeter of the base to State High-
way 68. Blanco Road provides a critical link east through the agricultural
lands to Salinas. Direct connections with the former Fort Ord are limited
to Imjin gate at Reservation Road and access via State Highway 1. The
neighborhoods in Marina have grown up to the former Fort Ord's

boundary but are not directly linked.

The City of Seaside: Seaside grew up on the southern flank of the former
Fort Ord and is nestled between Sand City on the coast and the boundary
of the former Fort Ord to the north and east. The heart of Seaside is the
commercial district along Fremont Boulevard. East of Fremont, Seaside
rises gradually, providing predominantly single family neighborhoods in a
traditional, fine-grained parterre created by the regular grid and one- and
two-story homes. The parterre are accented with neighborhood parks and
schools and other open spaces in scale with the community.

The eastern boundary of the developed portions of the city are dramati-
cally defined by the former Fort Ord perimeter along North-South Road.
Beyond the road, the landscape gives way to native grasslands, chaparral,
and woodlands covering the rolling topography. Broadway Avenue ter-
minates at Broadway Gate, a secondary gateway to the former Fort Ord.
To the north, the city includes the residential’ communities built within
the former Fort Ord. Seaside High School dominates this northern
boundary with the former Fort Ord. The existing roadway circulation
also limits direct connection to the developed portions of the former Fort
Ord.
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The recently completed Embassy Suites Hotel at the southern boundary
of Seaside is 12 stories high, and a landmark visible miles away. The hotel
reflects the strong demand for visitor-serving accommodations on the Pen-
insula. '

The City of Sand City: Sand City lies wedged between Seaside and the coast,
defined at the north by the former Fort Ord and on the south by the City
of Seaside (State Park) and the City of Monterey. The City is bisected by
State Highway 1, with limited freeway access. West of State Highway 1,
development is limited and the coastal dunes are still largely intact. East
of State Highway 1, Sand City has recently evolved into a major regional
shopping location. When current expansion plans are complete, the exist-
ing outlet retail center will more than double in size. The commercial
district’s large scale low-rise and flat-roofed buildings are surrounded by
continuous parking lots and are visible from the elevated State Highway
1. The area’s major residential communities are oriented to the urban fab-
ric within the City of Seaside, with only a small percentage living in Sand
Ciry.

The City of Del Rey Oaks: Del Rey Oaks lies in the divide that forms the ma-
jor drainage for the Canyon Del Rey Creek. State Route 218 provides a
link berween the two major regional travel corridors, State Highway 1
and State Route 68, and serves as the circulation spine for the community.
Del Rey Oaks is dominated by the dramatic landmark oak trees that are
the City's namesake and the wetland estuary park. The character of de-
velopment in Del Rey Oaks follows the more complex and steeper
topography. Larger single family homes predominate and commercial
development is principally limited to the State Route 218 corridor.
North-South Road ends at the South Gate on State Route 218. The Pen-
insula Airport is located on the southern boundary of Del Rey Oaks in
County jurisdiction.

County Residential Districts: Served by State Route 68, several residential
districts have developed within the topographic limitations that define
State Route 68, the major travel corridor between the Peninsula and Sali-
nas. These low-density residential districts are bounded by several
regional open space resources, including Laguna Seca Regional Park and
Toro Regional Park.

3.2.2 Urbanism of the Monterey Peninsula
The Peninsula has a rich and varied urban character. The characteristic

low-rise development defines the gentle but varied topography. The pic-
turesque Monterey cypress and Monterey pine forests dominate the
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regional landscape and obscure the generally low-rise development from
long range views. In the vicinity of the former Fort Ord, the scale of the
urban fabric along the coastline is dominated by: 1) the low-rise commer-
cial development on the historic Del Monte and Fremont corridors; 2)
newer, freeway-oriented regional retail centers; and 3) small-scale residen-
tial neighborhoods with typically one- to two-story architecture.

Residential Neighborhoods

Neighborhoods have developed over a long period and several architec-
tural styles are prominent. The historic character grew out of the cultural
influences and early construction materials available prior to California
statehood. Many prominent historic adobes can be found in Monterey
with characteristic shallow roof pitches and extensive use of loggias and
balconies that provide deep shadow lines across broad stucco and wood
surfaces. Elements of this colonial-era architecture were much imitated in
subsequent periods and formed the basis of a very refined and characteris-
tic "Monterey style." To this regional vernacular the Peninsula has added
excellent examples of: Victorian gingerbread; one- and two-story bunga-
lows typical of the styles built between the 1910's to 1930's; post WWII
tract homes clad in stucco and wood trim; and more current production
housing with strong eclectic references to mainstream "Mediterranean"
styles with tile roofs and light-colored stucco walls. The Peninsula has
retained high concentrations of historic neighborhoods with often eccen-
tric stylistic references that provide a rich and eclectic character to the
region's urban resources.

Historic Commercial Centers

Downtown Monterey and Salinas provide the greatest concentration of
high quality commercial architecture and urban amenities. Downtown
structures in Monterey and Salinas are predominately two to three stories
in the commercial core, with higher buildings standing out as cultural or
civic landmarks. Taller buildings are few and predominantly limited to
special institutional settings and landmark hotels. Prominent commercial
architectural styles represent every major period.

Historic Monterey Waterfront

The Monterey waterfront represents a special assemblage of commercial
structures that service the fishing fleet and once supported a thriving
"Cannery Row." While the canning industry has faded, the shoreline
character is still intact and now is home to one of the nation's premier
cultural/educational institutions, the Monterey Bay Aquarium. It attracts
approximately 1.8 million visitors each year. The integration of the
aquarium into the historic sheet-metal sheds along cannery row represents
a fine example of reuse that preserves the historic qualities and scale of de-
velopment on the Peninsula.
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Village-scale commercial life

Village-scale life has several notable examples on the Peninsula, including
the cities of Carmel and Pacific Grove. Key attributes that contribute to
the success of the these village centers are:

e Mixed uses that integrate commercial office, retail, personal and pro-
fessional services with residential and even visitor serving activities;

e A "fine grained" urban texture with small-scale streets and convenient,
but not overwhelming, parking areas; and

e A vibrant mix of architectural style and embellishment that encour-
ages pedestrian-scaled exploration and discovery.

Business and Industrial Parks

Business and industrial parks, characteristic of development during the last
several decades, have appeared throughout the region. They are represen-
tative of two major prototypes:

e Business parks, which generally house light industrial users in of-
fice/warehouse space; and
e Office parks, which house office buildings and Research and Devel-

opment (R&D) users in higher quality space.

The business parks range from those generally located on less expensive
land in Salinas and Castroville to examples recently completed in Marina
on more expensive land. The office and R&D market is dominated by the
Peninsula, with relatively little firstclass office space located within the
Salinas Valley. More mature examples of this prototype are located adja-
cent to Peninsula Airport. Ryan Ranch, adjacent to the southern
boundary of the former Fort Ord in the City of Monterey, is an exceed-
ingly high quality example of this prototype.

All of the contemporary business and industrial parks are typically low
intensity, with a FAR of about .25 generally one- to two-story buildings.

Retail Centers

Retail centers within the Peninsula have been traditionally identified with
five locations: downtown Monterey, Del Monte Shopping Center in
Monterey, Carmel Plaza within central Carmel, and Northridge Center in
Salinas. These centers are defined as those anchored by a department store
or stores.

Promotional and outlet centers are newer examples of retailing with gen-
erally high-volume sales strategies relying on low-overhead, factory style
facilities. There are four promotional and outlet retail centers located on
the Peninsula: Sand Dollar Shopping Center in Sand City; the Marina
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Landing; the Seaside K-Mart Center; and the American Tin Can Outlet
Center in Pacific Grove. These centers are characterized by large expanses
of convenient parking surrounding one-story simple "tilt-up” construction
prototypes. Higher quality centers often combine considerable architec-
tural embellishment and style with references to "main street” store
fronts. Site plans for these centers, however, typically do not stray from
the conventional. '

The Peninsula has numerous neighborhood, convenience, strip and spe-
cialty retail centers. The tourist-oriented centers in Monterey and Carmel
are oriented to the high concentration of pedestrian activity and contrib-
ute significantly to the mixed-use character of these "urban villages."

3.2.3 Existing Development at the Former Fort Ord

Existing development at the former Fort Ord, as seen in Figure 3.24, can
be characterized by the following areas:

Coastal Zone/Practice Range Area
The Main Garrison Area

The Residential Communities
Fritzsche Field Area

The Historic East Garrison Area
Upland Areas

Coastal Zone/Practice Range Area

This nearly 1000-acre land unit lies between State Highway 1 and the Pa-
cific Ocean. It is dominated by the continuous coastal sand dune
formation that rises dramatically to block ocean views from most of the
Highway. The coastal side of the dunes is subject to erosion from wave
action and the historic Stilwell Hall Officer's club (now vacant) is threat-
ened by severe storm action and beach erosion. The dunes are host to one
of the significant habitats protected by the HMP. On the upland side of
the dunes are the practice firing ranges utilized for sma.ll arms fire when
the Fort was at full complement.

The Main Garrison Area

The Main Garrison area dominates the developed portions of the former
Fort Ord and is directly accessed from two freeway ramps along State
Highway 1: the Main Gate and 12th Street Gate. The development is
limited to a gently tilted plane that is bounded on the west by State
Highway 1 and extends approximately two miles before the existing facili-
ties give way to the natural landscape covering an undulating topography.
The Main Garrison is typified by a regular street grid, low rise structures,
and expansive paved areas. Several landmarks stand out among the typical
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military vernacular, including: the parade ground; the Silas B. Hays hos-
pital, being reused as an office building to house the Defense Finance and
Accounting Service (DFAS) and the Defense Management Data Center;
and many examples of finely-scaled streetscapes with rows of mature tree
plantings and beautiful rock curbs.

The Residential Communities ‘

The Main Garrison area is flanked on both the north and south with resi-
dential communities that have been built to provide military enlisted and
officer housing. To the north are the neighborhoods that stretch from the
older Patton housing area, near the 12th Street Gate, to the newer
Abrams, Schoonover, and Frederick housing areas. To the south are the
residential neighborhoods that surround the two existing golf courses at
the former Fort Ord. These neighborhoods include the Marshall, Fitch,
Thorsen, Hayes and Stilwell housing areas.

The neighborhoods include a variety of single family and attached housing
types, almost exclusively of one- to two-story construction. They are in
varying degree of repair. Approximately 1,250 units in the Frederick and
Schoonover Housing Areas have been conveyed to CSUMB in support of
the educational needs of the campus.

The Thorsen housing area has been developed as a 291-unit, multi-family
project. The Sun Bay Apartments are leased and occupied. The Brostrom
Park area includes 220 units of mobile homes on an existing land lease.

Fritzsche Field Area

The Fritzsche Army Field, located on the flat terrace overlooking the Sa-
linas River Valley at the northern edge of the Fort, was once the location
for an active helicopter training and maintenance facility. It is dominated
by a 4,000-foot runway and several large hangers and other airport sup-
port facilities. The visual landmark in this area is the red and white
striped water tower that is visible from State Highway 1.

Historic East Garrison Area

The Historic East Garrison is located on a dramatic setting overlooking
the Salinas River Valley at the intersection of Inter-Garrison Road and
Reservation Road. The East Garrison was the location of the original
Fort structures over a century ago. The historic district has been identi-
fied and a recommendation for national listing has been made. The area’s
principal historic period dates back to the 1940's when the Fort played a
major role in training and embarkation of troops during WWIIL.
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Upland Areas

Upland areas lie above the Main Garrison and other developed portions of
the former Fort Ord. They are crisscrossed with dirt roads that were util-
ized when the U.S. Army still occupied the Fort. Approximately a third
of the upland areas is designated as an "impact area" reflecting its prior use
as practice range and is currently subject to ordnance removal operations
conducted by the U.S. Army. Barloy Canyon Road runs through the up-
land areas and connects Intergarrison Road with Laguna Seca Regional
Park on the southern perimeter of the former Fort Ord.

3.24 Development Opportunities and Assets

Reuse planning at the former Fort Ord has been able to take advantage of
many existing assets at the base. These assets support the community vi-
sion and promote the development opportunities that are the basis for the
economic reuse of the significant land resources available at the former
Fort Ord. These assets and opportunities are identified in Figure 3.2-5.

CSUMB

The diligent efforts of a broad segment of the Peninsula community were
rewarded when the State of California identified the former Fort Ord as
the location of a new California State University campus. This designa-
tion represented the achievement of one of the strategic themes that had

been identified during the community planning process. The campus has
been named California State University Monterey Bay (CSUMB).

CSUMB is planned to be a "full-service" campus eventually accommodat-
ing a full complement of 25,000 FTE students. The physical master plan
for the campus is currently in preparation. The campus lands will total
approximately 1,350 acres. In general, the campus can be divided into the
following land units:

e The Core Academic Campus will be located at the western end of the
campus lands in an area that was formerly developed as part of the
Main Garrison and is located in both the cities of Marina and Seaside.

e A Development Reserve is identified for the lands that extend east into
the county along Intergarrison Road on lands that are presently unde-
veloped under Monterey County jurisdiction.

A Residential Campus is located between Intergarrison Road and Reserva-
tion Road on lands that were formerly part of the Army's Frederick Park
and Schoonover Park neighborhoods. The campus plans to utilize the
existing approximately 1,250 residential units for University-serving resi-
dential needs, including students, faculty and housing staff. The Reuse
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Plan provides for intensification of development in this location to take
advantage of "infill opportunities.”

UCMBEST Center

A second major strategic theme was realized by the Peninsula community
when the U.S. Army transferred approximately 1,100 acres of land to the
University of California to establish the Monterey Bay Science, Educa-
tion, and Technology (UCMBEST) Center. Approximately 600 of these
lands will be managed by the University's Natural Reserve System (NRS)
to maintain the natural habitat and support educational opportunities re-
lated to the restoration and management of these valuable natural areas.

The remaining portions of the UCMBEST Center lands will be devel-
oped. The University's mission is to "promote a university affiliated
mixed-use development where research and innovation will help to place
the Monterey Bay Region and central California in a competitive position
in the global economy of the coming decades. The UCMBEST Center
will link private business, government research and regulatory agencies,
public and private education and research institutions, and policy makers
in strategic alliances to address the business and environmental opportuni-
ties and challenges of the next millennium" (UCMBEST Master Plan
Study, March 1995).

Marina Municipal Airport

Fritzsche Field has already been conveyed to the City of Marina and is
operating as the Marina Municipal Airport. The City has completed its
master plan for the airport and has made available lease opportunities for
the existing facilities at the airfield. The City's plan forecasts that, under
civilian ownership, the total annual flight operations will range from
39,000 to 61,000 over the 15-year planning period (Marina Municipal Air-
port Master Plan, June 1993).

There is an opportunity to coordinate development activity at the airport
with the adjacent UCMBEST Center to take advantage of potential syn-
ergy and to avoid potential adverse impacts that might arise from
incompatible uses. The University intends to negotiate a Memorandum
of Understanding to guide development at UCMBEST and address the
relationship berween the two areas.

Fort Ord Dunes State Park

Approximately 1,000 acres of the coastal zone land unit are pending pub-
lic conveyance to the State of California Department of Parks and
Recreation (DPR) to create the Fort Ord Dunes State Park. Master plan-
ning is underway that combines the environmental management and
protection objectives identified in the base HMP with limited recreational
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improvements to accommodate overnight camping and day use recrea-
tional activities. Nearly four miles of sand beach and coastal dunes will
provide a major regional recreational attraction and amenity for the reuse
activities planned at the former Fort Ord.

The Department of Recreation has prepared and is circulating a master
plan for the new State Park. The low-intensity program envisioned will
retain the existing undeveloped character west of State Highway 1 and
maintain the scenic qualities along this major northern gateway to the
Peninsula. RV campgrounds will generally be located in the low-lying
areas that were formerly used as firing ranges. Access through the dunes
to the beach will be limited and managed to protect the environmental
resources.

Approximately 14 acres of the conveyance request is located on the east
side of State Highway 1 at the Main Gate exit in the City of Seaside. This
portion of the conveyance is planned to serve as a staging area for manag-
ing the queues of camping vehicles that will form here before entrance
into the park. An existing tunnel under State Highway 1 located at the
Seaside/Marina boundary will serve as the major gateway to the park for
the RV's,

The main entry is planned for the 8th Street bridge across State Highway
1. This main entry location provides an open space link between the

coastal zone and uplands along the CSUMB campus. It also provides the
basis for a visitor/cultural center in the town center planning area.

BLM Land Management

The Federal Bureau of Land Management (BLM) has signed a Memoran-
dum of Understanding to manage the nearly 15,000 acres of upland that
provide the scenic backdrop to the developed portions of the former Fort
Ord. This responsibility fulfills two significant objectives. First, the
BLM will manage the open space for multi-use purposes that both protect
the habitat resources identified in the HMP and permit recreational access
to accommodate hikers, bicyclists, and equestrians. Second, the BLM will
control access to a limited area within the impact zone to isolate the areas
where unexploded ordinance will not be removed. The BLM is currently
preparing its master plan.

The environmental resources, visual qualities and recreational potential of
this vast area will add significantly to the supply of protected regional
open space within the County. The size of the resource will make the
area a regional recreation attraction and provide a convenient open space
and recreational asset for the reuse activities planned at the former Fort
Ord.

3-38

FRAMEWORK l




FRAMEWORK

FORT ORDREUSEPLAN

Golf Courses

The two existing 18-hole golf courses at the former Fort Ord represent a
major existing recreational and visual amenity at the former Fort Ord.
They provide some limited ocean views through the trees and above the
crest of the coastal sand dunes. The golf courses are a significant existing
asset that will provide the focus for a planned new resort hotel complex
for up to 800 rooms and a new planned, golf-oriented, residential commu-

nity.

Existing Housing Resources

The existing housing resources at the former Fort Ord are both an asset
and a potential liability. The newer units can be renovated to increase the
existing supply of housing within the formerly Fort Ord area. Many of
the older units, however, are unoccupied and falling into disrepair. Those
that can be economically renovated represent a significant supply of af-
fordable new housing that can quickly be absorbed into the market place

and establish new neighborhoods. The housing planned for retention in-
cludes:

e A total of 1,590 existing units are currently retained for use as the
POM Annex. 805 existing units that the Reuse Plan identifies for con-
tinued military housing for the POM Annex enclave are retained
within the former Fort Ord. (Approximately 300 acres of land have
been identified for new military housing on a "reconfigured" POM
Annex to accommodate the approximately 785 units located west of
North South Road in the U.S. Army’s current POM Annex configu-
ration.)

e Approximately 1,250 existing units have been conveyed to CSUMB
and will provide a convenient housing resource for students, faculty,

and staff.

e An estimated 1,500 existing units are located in the City of Marina.
Several of these have been conveyed under the provisions of the
McKinney Act to support qualifying service providers to serve the
homeless population in the County.

e Approximately 290 existing units comprise the Sun Bay Apartment
complex adjacent to the golf courses in the City of Seaside. The com-
plex is one of the newest housing projects on the former Fort Ord and
is currently in the rental market.

e Approximately 220 existing mobile homes are located at Brostrom
Park adjacent to Coe Road in the City of Seaside.
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Monterey Peninsula Unified School District (MPUSD)

The MPUSD has been conveyed through a Public Benefit Conveyance all
of the existing schools that have historically served Fort Ord’s resident
population. The facilities that have been transferred include five elemen-
tary schools, one middle school, and a site for a new school to
accommodate future reuse. In addition, the district has been conveyed the
former officers club for reuse as a administrative facility.

Military Enclave including the POM Annex, DFAS, and other facilities

The housing to be retained by the U.S. Army is the dominant land use
within the military enclave retained after "downsizing." However, this
housing resource to serve the POM is augmented by several supporting
ases. They include the commissary, PX, theater, credit union, food serv-
«es, police/fire protection, and miscellaneous services.

The Silas B. Hays hospital, the tallest existing building on the Fort, is be-
ng reused to accommodate the DFAS and the Defense Management Data
Center.

Other assets retained by the U.S. Army include facilities for the U.S.
Army Reserve, motor pool facilities, and miscellaneous warehousing fa-
alities.

|
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3.3 Land Use Concept: Ultimate Development Plan and Map

The Ultimate Development Plan and Map is a consensus plan and the
product of the on-going reuse planning process at the former Fort Ord.
The Land Use Concept reflects the ultimate reuse of the lands at the for-
mer Fort Ord and expresses a long range vision for the property
consistent with the role the former Fort Ord will play in the region.

3.3.1 Development Capacity

The Development Capacity of the lands at the former Fort Ord is based
on the balance between the public and private use of the lands and the de-
velopment intensity that will reflect market-place prototypes for
particular reuse activities. The land supply is expected to accommodate
growth for 40 - 60 years depending on landuse type and future land use
conditions.

The land Development Capacity is summarized in Table 3.3-1. This table
delineates land use capacity for each jurisdiction (Marina, Seaside, and
Monterey County) and provides a summary of the acreage and capacity
in: 1) number of dwelling units; 2) number of hotel rooms; or 3) amount
of square feet of office, industrial, R&D, and retail uses. The table lists the
various land uses, including the CSUMB designation and area-wide rights-
of-way, and more specific categories for hotels, golf courses, and the Fort
Ord Dunes State Park.

The “Land Use Capacity” is a projected development yield based on an-
ticipated market absorption, land characteristics, and community vision.
The capacities indicated are intended to provide a general guide to assist in
land resource management and infrastructure commitments and financing.
The precise mix of uses is expected to vary in response to market condi-
tions and FORA actions. The aggregate totals provide a “not-to-exceed
envelope” of development within the former Fort Ord.

In addition, Table 3.3-1 projects the total employment generated by Reuse
of the former Fort Ord.

3.3.2 . Public Uses at the Former Fort Ord

Of the nearly 28,000 acres at the former Fort Ord, 85 to 86% of the lands
are reserved for public use.
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Environmental Resources

62% of the lands are designated as protected habitat; eight percent are des-
ignated as parks and open space, including the new Fort Ord Dunes State
Park and identified regional and community parks.

Educational Facilities

Five percent of the lands are designated for CSUMB, accommodating a
full-service campus for a student population of 25,000 FTE. Other educa-
tional facilities are reserved for the Monterey Peninsula Community
College District. Five schools and one additional school site are reserved
for the MPUSD and several other educational institutions will also have a
significant presence at the former Fort Ord.

Table 3.3-1
Summary Land Use Capacity: Ultimate Development
The “Land sse Capacity” is « projected developmens yield based om anticipated mariet airnorprion, kond cb istics, and commeaity virion. The capacicie
indicmed are intended to provide « penersl pade to emist in land ramece T and infr ond fi g. The precise mix of soes is expected ts vary
in respemse o marker conditions and FORA actisss. The aggregene tocels provide « “net- d ewveiope” of develop 'within the former Fort Ord.
LAND USE MARINA SEASIDE MONTEREY CO. TOTAL DEVELOPMENT
Acres  UnitalSF| Acres  Units/SF| Aeres Unita/SF| Acres Percamt Dwratling Squans Fort  Empleyees
Reoms Roswmz Reems ftstal areal  UnitsMeoms mon's)

CSUMB (25,000 FTE) (units)(A)(B) 224 2,550 313 2,550 755 3,093 1,292 5% 8,193 n/a 3,200
POM ANNEX (units)(C) 782 1,590 782 3% 1,590 n/a 310
HOUSING (units) 704 4,152 818 5,113 520 3,184 2,042 g 12,449
BUSINESS PARK/LIGHT INDUSTRIAL 549 5,360 0 0 797 6,676 1,346 5% 12,036 34,060
OFFICE /R&D (000's 5F)
RETAIL (000's S5F) 66 T2 104 1,129 13 117 183 1% 1,968 4372
VISITOR SERVING

Hotels (rooms) 25 350 25 800 30 600 80 0% 1,750 (D) 1,750

Golf (four 18 hole courses)(F) 350 36 328 36 678 2% 140

Other (acres) 50 50 20
PARKS & OPEN SPACE

Fort Ord Dunes State Park (rooms) 14 977 4« 991 4% 40 &0

Onher 97 12 804 1,023 4% 70
PUBLIC FACILITIES (incl. military) 528 204 340 1,072 4% (E) 1,460
HABITAT MANAGEMENT 616 962 15,601 17,179 61% 15
AREAWIDE ROW's 495 570 96 1,161 4%

TOTALS 3,304 4264 20311 ' 879 100% 24,022 14,004 45,457

units 6,702 9,253 6,277 (22,232 units)
square feet (000's) 6,082 1,129 6,793 (1,790 rooms)
% OF FORT ORD TOTALS 12% 15% 73% 100%

SOURCE: EDAW, Inc.

(A) FTE = Full Time Equivalent student enrollment

(B) assessment generated on employees and students, not square fooage

(C) eximing retal assessed on basis of exising employees

(D) amessmen: penerated on basis of rooms, not square footage

(E) asseszmen groerated o basis of facilues, not square footage
(F}Amm#slmllhnhpﬁmmddmdndnpmtd: 1¥-hole golf counse to indumrial use,

The plan also identifies 2 additional golf opp iry tites 10 be able to respond 1o market conditions
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Other Public Facilities

Four percent of the lands are reserved for public facilities that range from
the Marina Municipal Airport to various municipal corporation yards and
facilities for regional agencies, such as the Monterey Salinas Transit
Agency and the Police Officers Safety Training Facility.

POM Annex: Three percent of the lands are reserved for the housing needs
for the Presidio of Monterey (POM) and are designated for continued
U.S. Army utilization.

Areawide ROWs: Four percent of the lands are reserved for areawide road-
way ROW’s to accommodate the long-range circulation requirements
within the former Fort Ord lands.

3.3.3 Economic Development

The remaining 14 to 15% of the lands at the former Fort Ord are planned
in a coordinated way to provide a balance of uses that reflect market pro-
jections and promote the strategic objectives identified during the course
of the reuse planning efforts. This land supply will accommodate the long
range vision of the community and responsibly integrate a major devel-
opment opportunity into the economy of the region.

Jobs/Housing Mix

The mix of planned land uses at the former Fort Ord is expected to pro-
vide at buildout a total of approximately 45,000 to 46,000 jobs and
approximately 17,000 dwelhng units plus an additional estimated 5,100
on-campus housmg units within the core area of CSUMB. This 1s a very
balanced ratio of 2.67 jobs/household excluding the on-site student popu-
lation and 2.06 jobs/household including student dwelling unit
equivalents.

The balance reflects the efforts to optimize the effectiveness of public in-
vestment in infrastructure and minimize the off-site effects of reuse of the
former Fort Ord.

Residential Component

Seven percent of the lands will be reserved for residential use including
rehabilitation of a significant number of existing units and accommodat-
ing approximately 12,450 homes excluding CSUMB and the POM Annex.

Commercial Component
Five percent of the lands will be reserved for business park/light industrial
and Office/R&D uses. This includes the potentially significant role that
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UCMBEST can play in stimulating private economic development at the
former Fort Ord. '

Visitor Serving Component

Two percent of the lands will be reserved for visitor serving uses includ-
ing 1,750 hotel rooms (plus 40 lodge units at Fort Ord Dunes State Park),
an anticipated three to five additional golf courses (augmenting the two
existing courses in Seaside), and other commercial recreation activities.

Retail Component

One percent of the lands is reserved for retail uses that will support the
balance of other designated uses. A range of uses are included to accom-
modate regional, neighborhood, convenience, and specialty markets.

3.3.4 Employment Projections

The ultimate development land use plan is expected to generate a total of
45,000 to 46,000 jobs. Approximately 40,300 of these are the result of the
combined economic development program that includes all commer-
cial/industrial, visitor serving, and retail uses. The remaining jobs are the
result of the significant public sector activities at the former Fort Ord.

3.3.5 Population Projections

The ultimate development land use plan will accommodate a resident
population of an estimated 51,770 people, excluding the resident student
population at CSUMB. With a planned residential population of 80% of
the 25,000 full-time enrolled students, the population at the former Fort
Ord will rise to 71,770. Approximately 4,800 of the total population is
expected to be military families residing at the POM Annex.

3.3.6 The Ultimate Development Map

The “Land Use Concept: Ultimate Development” map is the key visual
representation of the Land Use Concept of the former Fort Ord (see Fig-
ure 3.3-1). It includes General Land Use Designations for 15 land uses and
several future "Opportunity Sites" for additional golf courses, hotels,
equestrian centers, and two alternative sites for a new high school.

3.3.7 Context For The Proposed Land Use
The Land Use Concept has been caréfully integrated into the existing ad-

jacent communities. This fit with the existing context is illustrated in a
perspective view in Figure 3.3-2.
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34  LAND USE DESIGNATIONS AND LAND RESOURCES

The Land Use Designations which are shown on the Ultimate Develop-
ment Map are organized by: Residential Uses; Mixed Use and
Commercial Uses; Retail Uses; Visitor Serving, Open Space, Recreation,
and Habitat Uses; Institutional and Public Facilities; and Community
ROW.

These designations reflect the desirable market-supported uses and pub-
lic/institutional uses that are illustrated in the Land Use Concept Map.
The permitted range of uses for designated land uses is summarized in Ta-
ble 3.4-1.

3.4.1 Opportunity Sites| Overlay Designation

The Plan employs the designation of “Opportunity Sites” for a range of
desirable uses. This designation is treated as an “overlay” in order to iden-
tify sites where an opportunity exists for development of a desired land
use, while recognizing that the particular use may not materialize there,
due to the existence of competing sites or lack of market demand. Identi-
fication of an opportunity site implies compatibility with the designated
land use. It is intended to encourage the development of the desired use.

34.2 land Use Designations
The designated uses include:

Residential Use Designations:

Mixed Use and Commercial Designations

Retail Uses

Visitor Serving/Open Space/Recreation/Habitat Management
Institutional and Public Facilities

Community ROW

Table 3.4-2 summarizes the total acreage in each underlying land use des-
ignation for each jurisdiction with lands at the former Fort Ord: City of
Marina, City of Seaside, and Monterey County.

For each land use designation, a Permitted Intensity establishes the range
of development intensity, specifying:

Dwelling units per acre for residential uses; and

e Floor area ratio (FAR) for Planned Development Mixed-Use, Of-
fice/R&D, Business Park/Light Industrial, and Retail uses.
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Table 3.4-1
Permitted Range of Uses for Designated Land Uses
Generalized Land
Use Designation Description Permitted Range of Uses
Low Density Residential (SFD)  |This designation is intended to permit development of |Uses allowed within this land use designation include:
Ave. lot size = single family residences detached at an average overall [e SFD detached & artached;
8,000 SF; density of 1 - 5 units per acre. Other single family = MFD;
Range = 6,000 to antached dwelling types will be allowed under certain ~ |*  convenience retail (where designated);
10,000 SF lots circumstances, such as duplexes, single-family attached, |* parks;
or accessory (Le. mother-in-law) dwellings. Itis ® cerain types of commercial recreation, including golf courses and equestrian
recommended that no more than 10% of all units facilities;
(within 2 Low Density District may consist of attached |* schools;
bousing. * day care centers,
. ® houses of worship;
®_community centers..

Medium Density Residential (SFD) | This designation is intended to permit development of  |Uses allowed within this land use designation include:
Ave. lot size = single family residences detached at an average overall |» SFD detached & attached; '
6,000 SF; densiry of 5 - 10 units per acre. Other dwellingrypes ¢ MFD;

Range = 4,000 10 will be allowed under certain circumstances, such as * convenience retail (where designated);
8,000 SF lots |eriplexes, duplexes, townhomes, single family artached o
or accessory dwellings. It is recommended that no more|» mtmo!wmmﬂm,mdu&n;galfmm.
than 25% of all units within a Medium Densiry District |¢ schools;
may consist of attached housing. ® day care centers;
» houses of worship;
* community centers.
|High Donsity Residontial (MFD) | This designation is intended to permit development of |Uses allowed within this land use designation include:
multi-family residences at an average overall density of |* SFD artached;
10 - 20 units per acre. This designation creates a « MFD;
{transition from existing developed urban centers and * convenience retail (where designated);
lower densiry residential and instirutional districts. No e ;
more than 25% of all units within a High Density s certain types of commercial recreation, including golf courses;
District may conuist of artached housing at a deasiry * schools;
lower than 10 DU’s per acre. Single family detached * day care centers;
dwellings will not be permitted. ¢ houses of worship;
® community centers.

|Residential Infill Overiay

This designation is intended to encourage the

Uses allowed within this land use designation indude:

Ave. lot size = development of medium-densiry residential uses in * All uses permirted in the medium density residential (SFD) designation:
4,000-5,000 SF existing Army-built residential neighborhoods. » Educational and service uses appropriate to the support of University activities
on CSUMB lands.
Planaed Devslopment Mixed Uss | This designation is intended to encourage the |Uses allowed within this land use designation include:
Gross FAR 10 .35, development of pedestrian-oriented community centers |* SFD detached & artached;
Deasiry to 20 that support a wide variety of commercial, residential, (o MFD;
DU's/Acre retail, professional services, cultural and entertainment |* convenience retail;
activities. The intent is to locate this designation near |* neighborhood retail;
future transit facilities or along transit comidors,and ~ |*  regional retail
near commercial and employment centers. This o offices;
designation creates a transition from existing developed |* entertainment uses;
urban centers and lower densiry residential and * commercial recreation;
institutional districts. o parks;
*  community centers;
» public buildings & facilities, including visitor ceaters, cultural centers,
museums, transit centers, €1c.
* schools;
® day care centers;
» houses of worship.
Offics/R&D This designation is intended to allow the development of |Uses allowed within this land use designation include:
Permitted Gross FAR commercial office/research and development facilities. |+ office/research and development uses;
=25 Business park and light industrial facilities are not a e convenience retail;
permutted use within this designation. » food service uses;
| s visitor serving, where designated.
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Table 3.4-1 (Continued)
Permitted Range of Uses for Designated Land Uses
Generalized Land
Use Designation Description Permitted Range of Uses
Business Park| Light Industrial | Thus designation is intended to allow the development of |Uses allowed within this land use designation include:
business park and light industrial activities. ¢  business parks;
Permitted Gross FAR » - light industnial development;
- 20 * aviation-related industrial, where designated;
o office/research and development uses;
* convenience retail;
* food service uses;
* lotenm development of commercial recreation and visitor serving facilities,
where designated.
|Canvenience & Specisity Retail | This designation is intended to allow the development of | Uses allowed within this land use designation include:
Range of leasing commercial uses that are distributed to establish small  |* restaurants;
area = 10,000 1o scale centers to meet the needs of residential districts,  |»  personal services
100,000 SF and reduce their vehicular trips and vrip lengths. * convenience retail (typically less than 10 to 20 KSF leasable area per store
Permirted Gross FAR ¢ specialty retail 1o accommodate unique stand-alone retail opportunities related
- 25 to a special resource.
Neighborhoad Retail This designation is intended to allow for development of | Uses allowed within this land use designation include:
Range of leasing daily retail and personal service uses related 1o a limited |e personal services;
area = 100,000 to service area while minimizing the impacts of commercial|s  food service uses;
300,000 SF activities on nearby residential properties. This ®  supermarkets;
Permitted Gross FAR | designation excludes industrial and large scale regional |+  discount stores;
-25 commercial uses. It is intended 1o encourage the * pharmacies;
development of commercial activities to support the » neighborhood-oriented retail uses.
Fort Ord neighborhoods.
Regional Retail This designation is intended to allow for development of |Uses allowed within this land use designation include:
T Range of leasing bulk retail centers related 1o a regional service area. ¢ largescale retail centers;
area = 300,000 to ' » food service uses
1,000,000 SF e entertainment-oriented uses
Permitted Gross FAR *  visitorserving uses
- 25
Visitor Serving This designation is intended to promote development of | Uses allowed within this land use designation include:
hotel and resort uses, along with associated commercial | hotels;
recreation uses such as golf courses. »  conference centers;
* restaurants;
o golf courses.
Open Space/ Recraatisn This designation has been applied to all planned Uses allowed within this land use designation include:
f parkland which will be publicly owned, including Fort |» convenience retail, where specified;
Ord Dunes State Beach. ln certain cases it has been ¢ commercial recreation dependent on large open spaces such as equestrian uses
applied to encourage the development of commercial and golf courses;
recreation opportunities such as equestrian centersor e public parks;
golf courses. » all types of recreation activities not specifically prohibited;
* habitar management;
» public amphithestres;
+ environmental education activities.
Habitat Managsment This designation has been applied to all open space Uses allowed within this land use designation include:
identified by the Habitat Management Plan as critical to |*  habitat managemeat;
the survival of the natural communities and sensitive » ecological restoration activities;
species at Fort Ord. ¢ epvironmental educational activities;
* passive recreation activitiﬂ.ﬂchashikin& narure study, horse and bike niding.
Scheol[University This designation has been applied to publicly-owned and {Uses allowed within this land use designation include:
privately owned educational facilities, including both  |» public primary schools and related office and maintenance uses;
primary and secondary educational facilities both private|e  higher education facilities and related uses, including university housing, sports
and public. facilities, support facilities, and open space;
e habitat 1 management; environmental education:




Generalized Land
Use Designation

Table 3.4-1 (Continued)
Permitted Range of Uses for Designated Land Uses

Description

Permitted Range of Uses
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Public Facility/Institutional

This designation has been applied 10 all manaer of

|planned facilities having public/mstrutional ownership

and/or public benefit.

habitat management
- light industrial
corporation and transit yards;
public utilities;
public training grounds;
public offices;
community colleges;
youth camps;
maintenance areas;

public airfields.

Uses allowed within this land use designation include:

|Military Enclave

This designation identifies lands retained by the United
States armed forces for ongoing military-related activities
within the former Fort Ord boundary.

activities such as:

schools;

day care centers;

houses of worship;
COMMmMURITY Centers;
reserve ugit training;
exchange retail activities;
motor pool activities.

Uses allowed within this land use designation include existing military related

Opportunity Sites

This designation identifies sites where an opporruniry
exists for development of a desired land use, while
recognizing that that particular use may not materialize
there, due to the existence of competing sites or lack of
market demand. Identification of an opportuniry site
implies compatibility with the designated land use. Itis
intended to encourage the development of the desired

a high school;

bhotels;

golf courses;

equestrian centers;

a regional visitor center.

. & 8 9 B

Opportunity sites have been identified for the following activities:

45243.01\perm _use.doc
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Table 3.4-2
Land Resources _
General Land Use Designation Permitted Summary by Jurisdictions (acres)  Totals
Intensity Marina Seaside Mont. County (acres)
|RESIDENTIAL USE DESIGNATIONS
SFD Low Density Residential 1-5.DU's/Acre _ - 924 924
SFD Medium Densiry Residential 5-10DU's/Acre 594 751 412 1,757
MFD High Deansity Residential 10-20 DU's/Acre _ 24 0 24
Residential Infill Opportunities (559) _ (555) (1114)
MIXED USE AND COMMERCIAL DESIGNATIONS
Planned Development Mixed Use up to .35 FAR 1,094 99 1,024 2,217
and 20 DU's/Acre
Office/R&D 2010 .35 FAR _ _ 404 404
Business Park/Light Industrial .20 FAR 71 _ _ 71
|RETAIL USES
Convenience Rerail Overlay(1) 25 FAR 3 sites 6 sites 13 sites 22 sites
Neighborhood Retail 25FAR _ 54 _ 54
Regional Retail 25 FAR _ 44 _ 44
VISITOR SERVING/OPEN SPACE/RECREATION/HABITAT MANAGEMENT
Visitor Serving (2) varies - 375 169 544
Golf Course Opportunity Site Overlay 2 sites 2 sites 3 sites 7 sites
Hotel Opportunity Site Overlay 2 sites 1site 3 sites 6 sites
Equestrian Opportunity Site Overlay i — 3 sites 3 sites
Open Space/ Recreation (3) See Conservation Element 90 113 1,805 2,008
Habitat Management See Conservatuion Element 170 962 14,819 15,951
INSTITUTIONAL AND PUBLIC FACILITIES
School/University N/A 265 472 342 1,079
Alternative High School sites Overlay 2 sites _ _ 2 sites
Public Facility/Institutional N/A 391 59 231 681
Military Enclave N/A _ 713 45 758
|[COMMUNITY RIGHTS-OF-WAY N/A 497 570 96 1,163
Total Acreage 27,879
NOTES
(1) permitted use in Mixed Use District
(2) Includes Golf Courses
(3) Includes sufficient neighborhood/community park area reserves to serve anticipated Buildout
at local standards (see figures 4-13,14,15)
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Intensity of use for the other land uses varies according to their use and
location, such as hotels, open space, and habitat management.

Residential Land Use Designation

The intensity of residential use for the Ultimate Development Plan util-
izes Market Prototypes defined in the market analysis for residential uses
and summarized in Section 2.3 Market Opportunities.

Land use designations in the Ultimate Development Concept, however,
reflect an overall development intensity'within which a range of residen-
tial prototypes would be appropriate. To provide flexibility and diversity
within planning areas or districts, the land use demgnatlon shall set the
range of permissible housing types and an overall maximum development
intensity averaged over the entire planning area or district.

The designation of residential lands within the Ultimate Development
Plan provides a balance of land supply reflecting market demand segmen-
tation. The range of permitted uses includes: both detached and attached
homes, convenience retail, parks, some commercial activities including
golf courses, schools, day care centers, houses of worship, and community
centers.

The land use designations for the Ultimate Development Plan accommo-

date:

SFD Low Density Residential: Up to 5 Du/Ac (dwelling units per acre) and
average lot sized of 8,000 sq. ft. and range 6,000 to 10,000 sq. ft.. Overall
density will range from 0 and 5 units per acre, mostly of larger detached
homes. It is recommended no more than ten percent of the homes may
consist of attached homes.

SFD Medium Density Residential: Up to 5 Du/Ac and average lot size of
6,000 sq. ft. and range 4,000 to 8,000 sq. fr.. Overall density will range
from 5 and 10 units per acre, mostly of larger detached homes. It is rec-
ommended that no more than 25 percent of the homes may consist of

attached homes.

MFD High Density Residential: up to 10-20 Du/Ac. This designation creates a
transition from existing developed urban centers and lower density resi-
dential and institutional districts. Overall density will range from 10-20
units per acre.

Residential Infill Opportunities: up to 5-10 Du/Ac and average lot size range
4,000 to 5,000 sq. ft.. This use is intended to encourage renovation and
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redevelopment in the existing Army-built residential neighborhoods.
This designation also includes MFD housing type renovation and infill
opportunities.

Planned Development Mixed Land Use

The use 1s intended to encourage the development of pedestrian-oriented
community centers. They will contain a wide variety of residential de-
tached and attached homes, commercial, various retail, professional office,
cultural civic centers, parks, community centers, schools, churches, day
care centers, transit centers, and entertainment uses. The typical develop-
ment intensity for this use is a gross FAR of .35 and housing density of up
to 20 dwelling units per acre.

Office/R&D Land Use

The typical development intensity for this use is a gross floor area ratio
(FAR) of 0.20. This is based on a net .25 to represent market-oriented de-
velopment prototypes. A 20% allocation is provided for on-site roads and
storm water management. The gross FAR is based on applying a net .25
FAR on the remaining land (80% x .25 = .20 FAR). This intensity of de-
velopment will typically rely on surface parking.

segment or strategic location that will be able to attract more intensive
development (.28 to .35 FAR). These intensities will generally rely on
surface parking, though the higher end of the range could also result in
some parking structures. The highest FAR (.35) has been targeted at the
Marina Town Center and UCMBEST to reflect these key locations within
the former Fort Ord and their potential to play a significant long-range
role in the reuse of the base.

Business Park | Light Industrial Land Use

The typical development intensity for this use is a gross FAR of .20. Thls
is based on a net .25 FAR to represent market-oriented development pro-
totypes. A 20% allocation is provided for on-site roads and storm water
management. The gross FAR is based on applying a net .25 FAR on the
remaining land (80% x .25 = .20 FAR). This intensity of development
will typically rely on surface parking.

Some areas have been assigned lower FAR's to account for the presence of
significant stands of oak trees, more rolling topography, or are retained as
assumptions used in the January 1995 FORIS Infrastructure Plan (.13 to
.15 FAR).
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Convenience Retail Opportunity Site Overlay Land Use

- This type of retail will be encouraged in a more dispersed pattern to sup-
port the residential development patterns (see “+” symbol on Ultimate
Development Map). It is an overlay designation preserving flexibility in
their location. Retail and services are generally served with surface park-
ing in a combination of off-street and on-street locations. The size of the
convenience centers is expected to range from 10,000 to 100,000 sq. ft..
The centers typically include: restaurants, personal service, and other
services to meet the needs of residential and commercial districts.

Neighborhood Retail Land Use

Neighborhood retail will range from 100,000 to 300,000 sq. ft. with a
permitted gross FAR of .25. These centers will typically include: personal
and food services, supermarkets, discount stores, pharmacies, and small
neighborhood-oriented shops and services. Neighborhood Retail Centers
are intended to reinforce the role of the Villages at the former Fort Ord.

Two locations have been designated as Neighborhood retail, one adjacent-

to the CSUMB campus and one at the cross sections of North-South Road
and the East boundary road. In addition, neighborhood retail uses are
permitted in the planned development mixed-use districts. It is expected
that several neighborhood centers will be incorporated into this designa-
tion in the City of Marina.

Regional Retail Land Use

Regional retail will range from 300,000 to 1,000,000 sq. ft. with a permit-
ted gross FAR of .25. These uses include: large-scale retail centers, food
service, entertainment, and visitor-serving uses. The regional retail uses
are located in proximity to convenient vehicular access from State High-
way 1 in the planning areas at the western end of the CSUMB campus: 1)
the Marina Town Center (mixed-use corporate center); and 2) the Seaside
University Planning Area (Gateway Regional Entertainment District).

Visitor-Serving Land Use

Permitted uses include hotels, conference centers, restaurants, and golf
courses. Each individual location will take on an appropriate size and
character based on the setting. There are sufficient land resources to ac-
commodate the distribution of hotel rooms in the Ultimate Plan within a
low-rise building configuration. It is anticipated that most new hotel sites
will also be associated with a golf course to enhance the operating per-
formance of this visitor-serving land use.

Additional Visitor-Serving Opportunity Site Overlays

The Ultimate Development Plan and Map (see * symbol on Map) utilizes
a series of overlay districts to allow for future planning based on need and
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demand for golf courses, hotels, and equestrian centers. Their precise loca-
tion is based on local community desires. The Plan provides several
opportunity sites to retain long-term flexibility.

Open Space/Recreation Land Use

This land use designation includes all park land which will be publicly
owned, including Fort Ord Dunes State Park, regional parks, community
parks, and neighborhood parks not identified in the land use concept but
designated as permitted use in all districts. Permitted uses in this district
include: habitat management; active and passive public parks; commercial
recreation such as golf, equestrian centers, public amphitheaters, etc; edu-
cational facilities; and a limited amount of supporting convenience retail
uses.

Habitat Management Land Use

This land use designation applies to all open space identified by the HMP
as critical to survival of the natural communities and sensitive species.
Limited uses include: ecological restoration and educational activities, and
passive recreation such as hiking, nature study, horse and bike riding, and
infrastructure services and facilities (water, power, and wastewater sys-
tems).

Public Facility/Institutional Land Use

This land use allows for light industrial, corporate and transit yards, pub-
lic utilities and infrastructure, public training grounds, public offices,
community colleges, youth camps, habitat management, and public avia-
tion related uses.

School/University Land Use

This land use applies to publicly owned and privately owned educational
facilities, including such uses as primary and secondary schools, higher
education classrooms, administrative offices, sport facilities, university
housing, open space, and habitat management.

Alternative High School Opportunity Site Overlay Land Use
This land use opportunity site identifies alternative general locations for a
new high school in Marina.

Military Enclave Designation

This designation identifies land retained by the U.S. Armed Forces for
ongoing military related activities within the former Fort Ord boundary.
This includes the POM Annex, military housing, schools, day care facili-
ties, churches, community centers, reserve training centers, exchange
retail activities, and motor pool activities.
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3.5  CIRCULATION CONCEPT

It is clear that the redevelopment of the former Fort Ord, plus growth
throughout the remainder of Monterey County and the region, will sig-
nificantly increase the demand placed on the region's transportation
infrastructure and services. To some extent, the increases in travel de-
mand will be managed by building or improving transportation facilities,
but there also exists a variety of concepts and objectives that can be used
to minimize the demand for vehicle trips as an alternative to increasing
roadway capacity. The approach taken as part of the Fort Ord Reuse Plan
seeks to balance these two components to achieve a transportation system
that is both financially feasible and operationally acceptable. -

The Circulation Framework provides an overview of the proposed trans-
portation system of the Fort Ord Reuse Plan. The overview focuses on a
proposed transportation system for the year 2015, chosen because it repre-
sents the latest year for which regional land use data and network
forecasts are available. These forecasts, along with similar information for
the former Fort Ord, will be used to model travel demand for 2015 and
estimate performance levels of the regional network. The Circulation
Framework includes an overview of the key links in the transportation
network and related concepts. Specific design and operating details are
provided in the technical working papers that are background to the Re-
use Plan.

3.5.1 Regional Network

There are several outstanding issues related to the regional (CMP net-
work) transportation facilities. Most of these issues are also relevant to
the local jurisdictions where the potential roadway improvements will
take place.

State Highway 1 Widening

The 1993 Regional Transportation Plan (RTP) recommended that State
Highway 1 be increased to six lanes from State Highway 68 to Fremont
Boulevard, with modifications to the Fremont interchange. However,
none of these improvements are currently funded in the State Transporta-
tion Improvement Program (STIP) or in the RTP s Action Element.

The California Coastal Commission has indicated that there should be no
widening of State Highway 1 to accommodate Fort Ord reuse unless all
other feasible alternatives for serving the transportation demand of the
base have been exhausted (California Coastal Commission, February
1994). The close proximity of the roadway to the coastline introduces
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significant environmental concerns involving both habitat and wetlands
1ssues.

Estimates vary as to the extent of congestion on State Highway 1. Cal-
trans currently estimates service levels on State Highway 1 to be LOS F
south of the Marina Del Monte interchange (LOS C to the north). The
Marina Airport Environmental Impact Report (EIR) reported the LOS to
be in the C/D range. In any case, it is agreed that the development of the
former Fort Ord area will result in an increased demand on this facility.

State Highway 1 Interchanges

Issues have also arisen related to the design and operation of key inter-
changes in the former Fort Ord area. In fact, the increased volumes due
to the development of the former Fort Ord could require the redesign of
four major interchanges on State Highway 1 within the cities of Marina,
Seaside, and Sand City. Specifically, the interchanges at Del Monte Boule-
vard, 12th Street, Light Fighter Drive, and Fremont Boulevard could
require redesign. In addition to circulation and safety issues, the redesign
would have to include consideration of how new roads might link the re-
use area with State Highway 1 and the impact of increased volumes on
existing roadways.

One specific concern that has been expressed is the potentially insufficient
distance for complex merges and weaves between the 12th Street/Main
Gate and Del Monte Boulevard interchanges. The current alignment and
demand here is acceptable, but as the demand increases from development
of the former Fort Ord, the situation may become critical.

Another specific issue is the operation of the local street system at the
Fremont Boulevard interchange. There are several factors contributing to
this issue:

e the convergence of Del Monte Boulevard, Fremont Boulevard, Mili-
tary Avenue, and Ord Avenue in close proximity to the interchange;

e the increased demand on the interchange due to new developments in
the immediate vicinity, including the approved additional shopping
center development in Sand City along Del Monte Boulevard; and

e the railroad tracks on the east side of the interchange.
For Fort Ord, the connection of Coe Avenue to State Highway 1 (via
Ord Avenue) through this interchange is important, but is'not empha-

sized as a primary access route. Caltrans is currently working with the
cities of Seaside and Sand City on the issues related to access to State
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Highway 1 at this interchange and proposals for new development in the
immediate vicinity of the interchange.

State Highway 68

This Salinas-Monterey corridor is currently experiencing heavy conges-
tion during peak periods where it is a two-lane facility. Caltrans is
completing an environmental assessment for a major improvement to
State Highway 68 that includes as alternatives the widening of the existing
roadway, and a new alignment north of the existing roadway through a
portion of the base reuse area. An improved State Highway 68 would
provide an attractive alternative to Blanco and Davis Roads for travel be-
tween U.S. 101 and the Peninsula.

Westside Bypass

The proposed Westside Bypass is to be a four- to six-lane facility extending
from the Espinosa/Russell interchange of U.S. 101 to Blanco Road. The
alignment of the proposed roadway has yet to be determined. Included
within the consideration of alignment will be its initial and ultimate sizing
and the right-of-way requirements for the Bypass. TAMC completed the
Westside Salinas Bypass and Fort Ord Multimodal Corridor Transportation
Study in July 1993. The study reviewed alternative Westside Bypass loca-
tions to relieve congestion in Salinas, but no conclusive recommendations
were made because of insufficient information on future traffic demands
associated with reuse of the former Fort Ord. As stated in the Monterey
County RTP, alternatives for the Westside Bypass will be finalized by
TAMC, Monterey County, the City of Salinas, and the agricultural com-
munity as part of a separate study.

Blanco Road/Davis Road

The Blanco/Davis corridor serves as the primary connection from the
former Fort Ord area to Salinas and U.S. 101. Both of these facilities are
two-lane roads through agricultural land, and traffic operations are com-
plicated by farm vehicles using the road. Both Blanco and Davis currently
operate at poor service levels. As the former Fort Ord is redeveloped, the
demand on this corridor will increase significantly.

Currently, there are plans for widening Blanco Road as part of the West-
side Bypass project, but there are open issues about the right-of-way
requirements. The right-of-way requirements for both the Westside By-
pass and Blanco Road will be assessed by considering the number of lanes
necessary to carry automobile traffic for short-, medium-, and long-term
needs of the reuse area, and also whether the right-of-way should include
space for transit or HOV facilities. Previous analysis has suggested that as
many as six lanes may be required and recommendations have been made
for right-of-way for transit or HOV facilities. These recommendations
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directly conflict with the desire to minimize the amount of agricultural
land lost through the widening of Blanco Road and the development of
the Mulumodal Corridor.

Multimodal Corridor

The phrase "Multimodal Corridor" is used here to refer to a high-capacity
transit corridor between the former Fort Ord and Salinas. As mentioned
above, there is a significant concern regarding the alignment and the con-
veyance of the right-of-way for this corridor. Other unresolved issues
include the type of facility (rail, light rail, bus, or exclusive HOV) and
level of service.(operating hours, frequency).

State Highway 156

This Highway in northern Monterey County provides a direct connec-
tion between U.S. 101 and State Highway 1. It is part of the primary
route between the Peninsula and points north on U.S. 101 including the
San Francisco Bay Area. Although short in length, this portion of road-
way can act as a significant bottleneck. For the majority of its length,
Highway 156 is only one lane in each direction. With traffic volumes of
over 25,000 vehicles per day, the two-lane portion of Highway 156 cur-
rently operates at LOS E. Elimination of this bottleneck is important for
both existing and future regional mobility. For the former Fort Ord, the
efficient operation of this facility is especially significant as it provides a
vital link between the proposed educational and high technology centers
on the base and those in the San Francisco area, notably, Silicon Valley.

3.5.2 Fort Ord Network Issues

In some regards, the design of the transportation network within the for-
mer Fort Ord is beginning with a relatively "clean slate." However, there
are several factors that will guide and constrain the on-site network. First,
the network must meet the needs of the development that is part of the
base reuse, but should do so while minimizing infrastructure costs. To do
so, the use of existing facilities will be maximized. It is important to con-
sider connections to existing facilities outside the former Fort Ord area.

Planned improvements to other facilities should be considered as well.
For example, the transportation network within the former Fort Ord will
be influenced by the ultimate decision on the improvements to the
Blanco/Davis corridor. Also, improvements to State Highway 1 could
result in reduced demand for Fort Ord roadways. Interchange improve-
ments to State Highway 1 at 12th Street and Light Fighter Drive would
provide better freeway access to and from the former Fort Ord. Another
critical 1ssue for the former Fort Ord is the Multimodal Corridor, which
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could provide a significantly higher level of transit service (and therefore
potentially less demand for the roadway network).

Marina

Several of the regional network issues are applicable to the Marina area. -

These include the widening issues on State Highway 1 in the Marina area
and the interchange concerns at Del Monte Boulevard. Another issue is
the level of access between the former Fort Ord and currently developed
areas within Marina. Also of concern is the alignment of the proposed ex-
tension of California Avenue north of Reservation Road. Since such an
extension would traverse a habitat area, it would be necessary that the ex-
tension be habitat sensitive, with the least impact to environment in that
area.

Seaside

The regional issues related to the State Highway 1 widening and inter-
change improvements (particularly at Fremont Boulevard) are of
significant importance to Seaside. In addition, the City of Seaside has ex-
pressed several other concerns. One issue is the connection from State
Highway 68 to the former Fort Ord. Within the 2015 timeframe, access
to the former Fort Ord from State Highway 68 will be provided via State
Highway 218 and North-South Road. In the ultimate network configura-
tion, the proposed State Highway 68 freeway will have a new interchange
(Eastside Road) leading into the former Fort Ord.

Another issue is improved access from State Highway 1 to the planned
visitor-serving land uses on the golf courses and the surrounding residen-
tial areas. The City has proposed a new interchange between the Fremont
Boulevard interchange in Sand City and the Main Gate entrance to the
former Fort Ord. TAMC is currently evaluating the need for a new in-
terchange structure at this location.

Seaside would also like to reconfigure the neighborhood street system in
existing residential areas on the former Fort Ord, specifically in the Hayes
and Stillwell Park areas. The current street system does not meet the
standards for the amount of housing planned in these areas.

Del Rey Oaks

State Highway 68 is a key roadway for Del Rey Oaks, so issues related to
improvements on State Highway 68 are directly relevant to Del Rey
Oaks. The Caltrans proposal to realign State Highway 68 may impact the
intersection at Canyon Del Rey Road. The realignment could result in
land use and fiscal impacts on the city due to the potential loss of com-
mercial property at the east entrance to the community. The proposed
right-of-way will pass through the majority of the remaining vacant land
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in Del Rey Oaks with commercial zoning. It may also require the con-
demnation of the Tarpey’s restaurant site, an historic structure and an
important landmark. The resulting intersection of new State Highway 68,
old State Highway 68, Canyon Del Rey Road (State Highway 218), and
the access road for the Montera Ranch development may present a signifi-
cant circulation problem at the east entrance to the city.

Del Rey Oaks has also acknowledged concern regarding access to the for-
mer Fort Ord at North-South Road. They believe there is a need to open
the gate at North-South Road/Boundary Road to accommodate the de-
mand on State Highway 218 and the demand to the proposed conference
center, hotel, and golf course. In conjunction with this gate opening, the
City has suggested that this intersection be upgraded with a signal and that
State Highway 218 should be increased to four lanes from North-South
Road to State Highway 68 to maintain an appropriate level of service in
this area.

Monterey County

The Westside Bypass and improvements to both Blanco and Davis Roads
would significantly impact parts of the Monterey County network. Issues
related to these roadway projects and the Multimodal Corridor are a key
part of future planning for Monterey County. These issues were discussed
in Section 3.1.

City of Monterey

An area in the southern portion of the former Fort Ord has been desig-
nated as Open Space/Recreation land use, but is also potentially the site
for the alignment of the State Highway 68 alternative corridor as dis-
cussed under Section 3.1. The City is preparing for both uses, considering
a campground and commercial recreation as interim use. If the area is
later used for highway purposes, Caltrans will provide the City with a
community park site at another location.

3.5.3 Funding Issues

It is generally agreed that the financing of the transportation improve-
ments necessary to serve the base reuse plan will require funding derived
from impact fees for the base reuses. What has not been determined is the
total cost for infrastructure (including non-transportation improvements),
the amount of development fees that would be required to fund the infra-
structure improvements, and whether there might be a shortfall in

funding that would have to be met by other areawide or countywide
funding mechanisms
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354 Proposed Roadway Network

The redevelopment of the former Fort Ord will increase the demand for
transportation infrastructure and services both within the base area and
the region. The Circulation Concept for the former Fort Ord includes
strategies and improvements for the system within the base, as well as for
those regionally significant facilities that provide access to the former Fort
Ord. This plan is comprised of two key elements: a roadway network
that includes building or improving roadway facilities, and a demand
management network that consists of strategies and actions that can be
used to minimize the demand for vehicle trips as an alternative to increas-
ing roadway capacity.

In developing a roadway network for the Reuse Plan, the key goals were
to reduce the infrastructure needs, both internally to the former Fort Ord
and regionally, and to reduce traffic volumes on key roadways as an effort
to eliminate or reduce deficient service levels and other traffic-related im-
pacts. A particular area of concern that was addressed was that of traffic
volumes along the 12th/Imjin and Blanco corridor. The principal method
used to achieve these goals was to enhance the distribution of trips among
the travel routes available. This is accomplished by enhancing regional
access alternatives, providing additional local access routes, and cnhancmg
the internal circulation system to reduce through trips on facilities in the
higher density or otherwise sensitive areas. The demand management
element of the Reuse Plan is also critical to these system goals.

The proposed roadway network for the former Fort Ord area is illus-
trated in Figure 3.5-1. From a regional perspective, the proposed network
includes a number of major improvement projects with varying levels of
relationship to the reuse of the former Fort Ord. In some instances, these
improvements address existing system deficiencies. Others are proposed
with the intent of improving access to the former Fort Ord, recognizing
the environmental and financial constraints. It should be noted that fund-
ing for most, if not all, of these improvements is not yet secured. For the
most part, the proposed regional improvements are consistent with those
included in the FORIS project. Key features of the regional road system
are described below.

The preferred scenario in the Fort Ord Reuse Plan projects the former
Fort Ord’s contribution to added trips in terms of percentage increase.
The percent given is equal to the percent of growth (new trips) with one
trip end in the former Fort Ord. For financing purposes, a trip with only
one end in the former Fort Ord was split 50/50 with North County.
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Figure 3.5-1

Proposed 2015
Transportation Network
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Westside Bypass

The proposed ultimate network includes the construction of a limited ac-
cess, multilane facility between U.S. 101 at Boronda and the Davis-Blanco
intersection. For this discussion, improvements to Davis and Blanco are
described separately below.

u.s. 101 :
No improvements directly related to the reuse of the former Fort Ord are
required, but the proposed network does include the Prunedale Bypass.

State Highway 1

Based on the constraints described in the previous chapter, the proposed
roadway network assumes limited improvement to this facility in the
former Fort Ord area. This improvement includes the widening of the
Highway to six lanes between the Fremont and Del Monte Interchange
resulting in a network parttern intended to minimize the impact on State
Highway 1 in this area. The 2015 network also assumes completion of
the Hatton Canyon improvements in the Carmel area. The preferred sce-
nario in the Fort Ord Reuse Plan projects the former Fort Ord’s
contribution to added trips to be 32% in the period to 2015.

State Highway 68

For the 2015 network, it is assumed that the Highway 68 By-Pass freeway
will be built. This four-lane facility will run through the southern por-
tion of the former Fort Ord. The preferred scenario in the Fort Ord
Reuse Plan projects the former Fort Ord’s contribution to added trips to
be 6.5% in the period to 2015.

State Highway 218

This facility will be improved between State Highway 68 and North-
South Road. The preferred scenario in the Fort Ord Reuse Plan projects
the former Fort Ord’s contribution to added trips to be 44% in the period
to 2015.

Blanco Road :

Upgrading of this facility between Davis and Reservation is proposed, al-
though improvements to other portions of the network (notably Davis,
Reservation and Inter-garrison) are intended to provide attractive alterna-
tives and lessen demand on Blanco. The preferred scenario in the Fort
Ord Reuse Plan projects the former Fort Ord’s contribution to added
trips to be 60% in the period to 2015.

Davis/Reservation

The upgrading of Davis berween Blanco and Reservation, and Reservation
between Davis and Inter-garrison is proposed with the intent of establish-
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ing this route as an attractive alternative to Blanco between the former
Fort Ord and Salinas. The objective of this approach is to lessen the mag-
nitude and impact of improvements along both corridors. The preferred
scenario in the Fort Ord Reuse Plan projects the former Fort Ord’s con-
tribution to added trips on Davis to be 75% in the period to 2015.

The roadway network also includes the designation of the major road-
ways that will provide circulation within the reuse area, and
improvements to local roads adjacent to the base. In general, this system
of major roads provides access to the regional network via the existing en-
trance locations at 12th Street, Main Gate (Light Fighter), Imjin Road,
Inter-garrison Road, Broadway Avenue and North-South Road at State
Highway 218. Within the base, these roads connect the entrance points
and provide for internal circulation. The Reuse Plan also identifies a lim-
ited number of key collector roads that provide access to major
development areas. (See Figure 3.5-2, Roadway Classification & Multimo-
dal Corridor.)

State Highway 156

This highway is considered a vital link between the Peninsula, and the
former Fort Ord in particular, and the San Francisco Bay Area. Under the
proposed network, the two-lane portion of Highway 156 would be up-
graded to a four-lane expressway by the year 2015. As a result, this facility
would operate at LOS C and would attract trips that otherwise divert to
alternative routes in Northern Monterey County. The preferred scenario
in the Fort Ord Reuse Plan projects the former Fort Ord’s contribution
to added trips to be 11.7% in the period to 2015.

State Highway 183

This roadway provides the most direct connection berween Salinas and
points north on Highway 1 including Castroville and Santa Cruz. To al-
leviate congestion and provide relief to other routes (U.S. 101 and
Highway), the proposed network includes widening of Highway 183 to
four lanes between Castroville and Salinas by the year 2015. The preferred
scenario in the Fort Ord Reuse Plan projects the former Fort Ord’s con-
tribution to added trips to be 1.5% in the period to 2015.

Del Monte (Monterey)

This facility provides the primary link between the Peninsula and points
to the east including Highway 1 and the former Fort Ord. Improvements
to sections of this roadway are underway. The 2015 network includes
widening of this facility to six lanes from Monterey to Highway 1. The
preferred scenario in the Fort Ord Reuse Plan projects the: former Fort
Ord’s contribution to added trips to be 50% in the period to 2015.
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Key components of the roadway network within and adjacent to the for-
mer Fort Ord, including changes from the FORIS plan, are described
below.

12th Street/Imjin Road

This remains a key corridor between State Highway 1 and Reservation
Road in the former Fort Ord. In comparison to the FORIS plan, the Re-
use Plan seeks to reduce demand along this corridor by upgrading
alternative routes, eliminating the direct connection to Blanco Road prior
to 2015, and reducing the capacity. This was done to mitigate the impacts
associated with the high demand on State Highway 1, the 12th Street in-
terchange, and Blanco Road, and within the higher-density development
area in the former Fort Ord.

Intergarrison Road/Bth Street

Various improvements to this facility are proposed, including a connec-
tion to Gigling Road. These measures are intended to make this route
more attractive to drivers for accessing the southern portion of the reuse
area from the east, thus reducing the demand on Blanco Road and the
12th Street/Imjin Road corridor. West of the connection to Gigling
Road, however, Intergarrison Road will be de-emphasized as major ve-
hicular route with greater emphasis placed on pedestrian and bicycle
traffic. Between the CSUMB campus and the designated mixed-use area,
8th Street will be a multilane facility, but with design features (e.g., inter-
section and signal spacing) that reflect an urban, circulatory character.

Gigling Road

This facility will be upgraded between North-South Road and the Inter-
garrison connector. Gigling Road will serve as the major roadway serving
the area immediately south of the CSUMB campus.

Del Monte/2nd|Nerth-South

This corridor will serve as the north-south spine through the reuse area.
Del Monte Boulevard will be extended southward from Marina to form a
single, multilane roadway extending to the existing North-South
Road/Eucalyptus Road intersection. For 2015, North-South Road will
continue to be used south of this point connecting with both Broadway
and Highway 218. In the ultimate network, the portion of North-South
Road between Eucalyptus and Broadway will be eliminated where it will
feed into the new Eastside Road described below. The section south of
Broadway to State Highway 218 will be maintained. The 2nd Avenue
portion of this corridor will serve the key commercial and mixed-use de-
velopment areas within the former Fort Ord. This facility will be
designed to emphasize its role in serving as the primary circulation and
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access route for these areas, and de-emphasize it as an alternative to State
Highway 1.

Eastside Road

A new multilane facility is proposed along the eastern portion of the pri-
mary redevelopment area in the former Fort Ord. In its ultimate form,
this facility will provide a connection between the proposed State High-
way 68 freeway and Imjin Road. For the year 2015, this facility will
extend as far south as Gigling Road, with access to State Highway 68 via
State Highway 218 and the existing North-South Road. Improvements to
each of these segments are proposed to support this circulation pattern. A
connection to the North-South Road/Coe Avenue intersection will be
built along with this facility. Eastside Road will serve as a primary
southwest-northeast corridor. In this manner, it will serve to reduce de-
mand along State Highway 1, 12th Street and the Del Monte/2nd/North-
South corridor.

Fort Ord Expressway

The Reuse Plan does not include the Fort Ord Expressway. Portions of
this expressway are covered by the proposed Eastside Road, but the cur-
rently proposed land use and transportation plans are intended to
eliminate the need for this high-cost facility.

Abrams Drive

From the west, Abrams Drive will be extended from Del Monte Boule-
vard to Crescent. From the east, Abrams Drive will be extended along
the existing Fort Ord-Marina boundary to California Avenue This facil-
ity will serve primarily as a collector for the residential areas on either
side.

City of Marina Access ;
Under the Reuse Plan, access to the former Fort Ord from other areas of
Marina will be provided via regional facilities to existing gates off of State
Highway 1 and Reservation Road. The Reuse Plan includes additional
access via Del Monte Boulevard and Abrams Drive, and the extensions of
Salinas Avenue and California Avenue.

City of Seaside Access

From Seaside and the Peninsula, access is provided off of State Highway 1,
with primary local access via Broadway Avenue. Secondary access will be
prov:decl via Coe Avenue, but use of this route is to be limited due to con-
straints at the Fremont Boulevard/Coe Avenue interchange. In
recognition of this, the Reuse Plan does not include the upgrading and
widening of Coe between Fremont and North-South Road contained in
the FORIS plan.
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Right-of-Way Reservation

The Reuse Plan includes the preservation of right-of-way for possible fa-
cilities beyond the year 2015. These include the extension of Eastside
Road from Broadway to State Highway 68, a State Highway 68 freeway,
and a roadway connecting State Highway 1 to Blanco Road north of the
Marina Airport. Another feature is the reservation of right-of-way along
Blanco Road, Imjin Road, 8th Street and 1st Avenue for a high-capacity
transit corridor, referred to as the Multimodal Corridor.

3.5.5 Demand Management

The proposed roadway network addresses many of the key issues raised
and much of the increased transportation demand that will result from the
reuse of the former Fort Ord. To supplement the roadway improve-
ments, there are a number of strategies that can be pursued to reduce the
demand for vehicle trips. Taking steps to reduce the number of vehicle
trips can also lead to reduced infrastructure costs. Land use and transpor-
tation strategies are incorporated into the Reuse Plan to reduce vehicle
demand and encourage walking and bicycle use.

Jobs/Housing Balance

Providing a jobs/housing balance is intended to encourage employers to
locate in areas where there are significantly more residents than jobs and
to add housing development near employment centers. Efforts to create a
jobs/housing balance should ensure that the jobs provided are compatible
with the skill-levels and income expectations of nearby residents. Devel-
oping jobs and housing in proximity to each other provides an
opportunity to reduce the travel demands on key regional facilities by re-
ducing the length of the trip and/or shifting a vehicle trip to an alternative
mode. The Reuse Plan seeks to achieve a better job/housing balance
within the former Fort Ord. The desired result of this balance is the re-
duced demand on those regional roadways connecting employees living
off-base with employment centers on-base.

Mixed-Use Development/increased Densities

The Reuse Plan includes the designation of mixed-use, high-density areas
adjacent to the CSUMB campus. In a mixed-use development, a variety of
compatible land uses are located in proximity to one another. If a mixed-
use development includes commercial uses that serve offices and/or resi-
dences, employees and residents can patronize the commercial uses
without making a vehicle trip. Another development may include a vari-
ety .of commercial land uses, maybe including restaurants and
entertainment facilities, that make it possible for those that do drive to
make a single vehicle trip to the mixed-use development rather than mul-
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tiple vehicle trips. Regardless of how persons arrive at such a center, they
will be able to make many trips by walking once they arrive at such a
mixed-use center; such trip linkage would not be possible in a single-
purpose area. Increasing the density of a mixed-use development results in
a decrease in the distances between uses, further encouraging walking and
reducing vehicle travel. In single-use developments, higher densities can
mean greater opportunities for carpooling and transit service.

Design of the Street Networks

Effective street design can also promote reductions in vehicle trips. In
particular, grid networks can reduce vehicle miles traveled (VMT) by re-
ducing the distance that needs to be traveled between two points (as
compared to networks where cul-de-sacs predominate). A grid network
also provides more direct routes for pedestrians and bicyclists. In all cases,
the proposed road designs/rights-of-way should accommodate sidewalks,
bike paths, and transit features, such as pullouts. Traffic calming measures
should also be considered to slow vehicle speeds to levels that are com-
patible with pedestrian and bicycle use. Some examples of traffic calming
measures are street narrowing, vehicle diverters, speed humps, and other
pavement treatments. As the Fort Ord transportation plan is defined in
greater detail, these principles will be applied where appropriate.

Pedestrian Facilities

By providing pedestrian facilities and routes, walking can be encouraged
as an alternative to vehicle use. Even if transit stops are placed near resi-
dential areas, or if a mixture of uses are located in proximity to one
another, vehicle trips will not be reduced if safe places to walk are not
provided. Pedestrian treatments include wide sidewalks, pedestrian-only
facilities, crosswalks, direct and continuous routes, and pedestrian phasing
at traffic lights. Creating an interesting pedestrian environment with
landscaping and minimal building setbacks in commercial areas also helps
to encourage pedestrian activity. Streets with fast vehicular traffic are not
usually perceived as a pleasant pedestrian environment. This can be offset
with traffic calming measures or by providing a barrier between pedestri-
ans and vehicles (e.g., parked cars and trees). Design standards for
roadways within the former Fort Ord include rights-of-way for pedestrian

facilities.

Bicycle Programs

Bicycle programs are implemented to accommodate and encourage the use
of bicycles as an alternative to motorized transportation, primarily for
trips that are shorter in length. To be a feasible alternative to driving, bi-
cycling must be convenient and safe. Implementation of a bicycle
program typically involves providing facilities for cyclists, including
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bikeways, bike lockers and storage areas, and shower facilities at the
workplace.

Bikeways are generally categorized into three classes, which are described
below. '

e Class I facilities are paved pathways set apart from vehicle traffic by
space or by a physical barrier.

e Class II facilities are bike lanes striped at or near the shoulder of a
roadway for exclusive use by bicyclists.

e Usually referred to as bike routes, Class III facilities are streets that are
connected to other Class I and II facilities. As Class II facilities have
no special lane markings, bicycle traffic shares the roadway with mo-
tor vehicles.

As with pedestrian facilities, Fort Ord roadway design standards include
rights-of-way for bicycle facilities. Where appropriate, separate bikeways
will be identified for inclusion in the Circulation Element of the Reuse
Plan.

Transit-Oriented Design

Transit-Oriented Design (TOD) is a deliberate alteration of post-World
War II suburban patterns. It assumes a sizeable parcel of develop-
ing/redeveloping land (at least one-third of a mile in radius) centered on a
current or planned major transit station. Development in a TOD would
include a range of housing densities and mix of land uses. Pedestrian fa-
cilities are provided to the transit station and between the land uses to
make it convenient for residents and employees to walk and bicycle. Ve-
hicle travel is reduced within the TOD as a result of the clustering of land
uses. Regionally, transit use would be increased as a result of more resi-
dences and employment sites being located near a transit station. TOD
principles are incorporated into the Reuse Plan where deemed appropriate
and reasonable.

Transit Service and Facilities

Expanding transit service involves making transit more accessible to more
people. Providing more people with easy access to transit may increase
transit market share, which 1s the proportion of transit trips in compari-
son to trips via other available modes. Expanding transit service involves
making service improvements, operational changes, and/or changes in fare
policy. Service improvements include altering and/or expanding transit
routes, schedules, and equipment. The aggregate impact of an effective
fixed-route transit system complemented by lower-capacity transit vehi-
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cles can be a logical and reasonable alternative to automobile use in areas
where there is considerable housing and employment. Short and long-
range improvements could be implemented to enhance operational effi-
ciency and improve transit service, making transit a more viable
alternative to single occupant automobile travel. These programs are de-
scribed below.

 Short-range improvements including service improvements, operational
changes and changes to fare policy and alternative fuel programs, are
typically implemented within a five-year time frame. Short term im-
provements are most effective when both service-related changes and
technologically-related changes are made.

 Long-range improvements require long lead times for planning, develop-
ment, design and implementation. These improvements, which
include satellite transit service centers, exclusive busways, electrified
busways, alternative fuel programs, and commuter light rail, are gen-
erally capital intensive and costly to implement.

As future transportation planning is accomplished, transit service and in-
frastructure improvements will be defined to include general bus transit
operating characteristics and siting recommendations for intermodal and
park-and-ride facilities. A Multimodal Corridor for high-capacity transit,
which would be a long-range improvement, has been identified in con-
junction with the reuse planning of the former Fort Ord.

Park-and-Ride Lots

Park-and-ride lots are parking lots located near heavily traveled automo-
bile and transit corridors. Park-and-ride lots enable commuters that do
not have convenient access to alternative transportation modes to access
transit or carpools/vanpools for a portion of their commute. Typically,
commuters drive from home to the park-and-ride lot, where they park
their cars and either use transit or join a carpool or vanpool for the re-
maining portion of their commute. Park-and-ride lots are most attractive
to commuters with long trips because the time required to switch modes
at the park-and-ride lot is small in comparison to the total trip length.
They are also more likely to be used by commuters who experience high
parking charges or a shortage of parking spaces at their place of work.
While park-and-ride lots target commute trips, they are an attractive al-
ternative for midday and nighttime trips as well. Similarly, shoppers and
recreational users find that park-and-ride lots serve as convenient meeting
places.
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Park-and-ride lots do not necessarily eliminate commute vehicle trips be-
cause the commuter still makes a trip to the park-and-ride lot. By
enabling commuters to switch to an alternative transportation mode for
part of their commute, however, park-a.nd-ride lots reduce demands on
parking, pca.k period automobile congestion, vehicle-miles traveled, and
tallplpe emissions along major corridors and in central employment dis-
tricts. If bicycle, transit, or walk access is encouraged to park-and-ride
lots, vehicle trips may be eliminated. The Circulation Element of the Re-
use Plan will address the issue of identifying park-and-ride lot locations,
and will assess the potential impact on travel demand.

Rideshare Program

Rideshare programs facilitate employee ridesharing, which involves
matching commuters with similar origins, destinations and daily work
schedules in carpools and vanpools so that they do not drive single occu-
pancy vehicles (SOVs) during peak periods. In addition to reducing SOV
commute trips, ridesharing typically reduces the number of trips made
from work to other destinations during the lunch hour or after work.
Effective implementation of rideshare programs typically involves:

e rideshare coordinators who group commuters into carpools and van-
pools;

e public awareness/relations programs to educate the public on the need
to reduce trips;

e employer programs to provide incentives for employees that rideshare
and disincentives for employees who drive alone; and

e parking management to provide incentives (such as preferential park-
ing or reduced fees) for people who rideshare and disincentives for
SOVs.

Guidelines for effective rideshare programs in the former Fort Ord area
are included in the Circulation Element of the Reuse Plan. These guide-
lines will include those developed by AMBAG that are applicable to the
former Fort Ord.

Parking Management

Managmg the supply and price of parking can have an impact on the at-
tractiveness of driving to a destination. If alternative modes (e.g., transit)
are provided at a reasonable cost and level of service, then a shift to alter-
native modes can be encouraged.
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Reducing the amount of parking supplied would make it less attractive to
drive to a destination. Smaller parking areas may also make it easier to
create a pedestrian-friendly environment, because parking lots are not de-
signed for pedestrians. Also, buildings may be located closer together and
closer to sidewalks if less parking area is needed.

Charging for parking can be both a revenue generator and an incentive to
traveling by an alternative travel mode. Areas where there is a charge for
parking need to examine the parking supply nearby. A potential result of
parking pricing is the shifting of vehicles to nearby areas with free park-
ing, rather than a shift to alternative modes. Nearby residential areas can
be heavily impacted by charging for parking in a commercial area.

Preferential parking can be provided for carpool and vanpool vehicles.
The preference could be a reduction in the cost to park, reserved spaces
near the entrance to a building, or other incentives (e.g., gifts, bonuses).
The visibility of preferential parking for carpools and vanpools also serves
as a marketing tool for ridesharing.

Employer-Based Transportation Demand Management (TDM) Programs

TDM strategies offer the potential to improve peak hour congestion and
traffic flow without requiring physical improvements to the roadway sys-
tem. The measures included in an employer-based TDM program may
provide incentives for the use of alternative travel modes and disincentives
to driving alone. Examples of such measures are listed below.

Compressed Work Week
Staggered/Flexible Work Hours
Telecommuting

On-Site Ridesharing

Public Transit Subsidy
Guaranteed Ride Home

Bicycle Facilities

Parking Pricing

Where appropriate, TDM program guidelines are provided in the Circula-
tion Element of the Reuse Plan, and expected impacts will be
incorporated into the travel forecast analysis.

Telecommunications
Telecommunications enable people to eliminate a work trip by using

" technology (e.g., PCs, telephones, FAX machines) to work at home for

some portion of the work week. Telecommuting, described within the
employer-based TDM section above, is one form of telecommunications.
Other forms include teleconferencing, teleshopping, telebanking, and
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tele-education. New development could include telephone and computer
infrastructure to support the use of telecommunications. With the recent
increase in interest in and use of the Internet, many more people and serv-
ices will be going "on-line."
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3.6 CONSERVATION, OPEN SPACE, AND RECREATION CONCEPT
3.6.1 Landscape Character of Fort Ord

The varied landscape of the former Fort Ord reflects its position at the
intersection of the broad Salinas River Valley, the coastal strand, and the
foothills of the Los Padres Mountains. The overlaying pattern of human
development has further divided this terrain into distinctive zones, with
two interventions in particular having an impact on the character of the
landscape: State Highway 1 and the main cantonment area. In general, the
former Fort Ord can be perceived as having five distinct landscape zones
formed by the interaction between natural and human forces. These
zones include:

the coastal strand;

the backdune landscape dominated by State Highway 1;
the urbanized main cantonment area;

the escarpment above the Salinas River; and

and the rolling interior hills.

The coastal strand zone is isolated from the rest of the base visually by a
series of high sand dunes, and physically by the presence of State Highway
1. These dunes have been disturbed in varying degrees by human activity,
and in many places little native vegetation remains as a result. A broad
sandy beach on the ocean side of the dunes represents a valuable recrea-
tional asset, as has been recognized with the creation of a new state beach.

State Highway 1 parallels the coastal strand in the area immediately east of
the main coastal dunes. This area is generally lower than the rest of the
former Fort Ord which lies to the east, and as a result is fairly visually
contained. The motorist traveling along State Highway 1 within the con-
fines of the base has only limited views of existing military development.
This sense of containment is aided by the existing landscaping of Mon-
terey cypresses and other trees along the highway.

With some exceptions, such as the East Garrison, firing ranges, and other
functional improvements, most of the existing development at the former
Fort Ord 1s located in or adjacent the former Main Garrison area. This
heavily urbanized area stretches from the city boundaries of Marina in the
north to the boundaries of Seaside in the south. The landscape is domi-
nated by former military buildings, most of them one-to-three story
WWll-era painted wooden structures, and a dense pattern of existing
roads. Topography is fairly level, particularly along State Highway 1, but
rises up to the east and begins to break into the pattern of low rolling hills
which characterizes the rest of the base. Where the native vegetation is
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still undisturbed, the landscape is dominated by thick stands of coastal oak
woodland.

The northern boundary of the former Fort Ord roughly corresponds to
the south edge of the Salinas River Valley. This edge is marked by a sharp
escarpment which rises abruptly from the valley floor, in some places as
high as several hundred feet. Dramatic vistas across the rich agricultural
fields of the valley are found in many places.

Roughly two-thirds of the base consists of the undeveloped lands south
and west of the Main Garrison area. The dominant vegetation coverage in
this area is of coastal scrub, with some areas of oak woodlands, and annual
grasses where the soil has been disturbed. Most of the is underlain with
rolling sandy hills whose form is clearly revealed by the low vegetation
coverage. No clear drainage patterns are seen, as these deep sands absorb
most rainwater. Consequently there are many small valleys which are
visually isolated.

3.6.2 Open Space

Many of the land uses proposed for the future development of the former
Fort Ord fall into the category of open space. Among these are lands set
aside for habitat protection, park lands dedicated to public recreation,
commercial recreation lands such as golf courses, institutional settings
such as the CSUMB campus, and some isolated peripheral areas which
form image gateways along major roadways. Some areas perform multi-
ple functions. For example, public recreation lands may function as
valuable habitat reserves or corridors. Collectively, these land uses form
the open space network of the former Fort Ord. This network functions
as a setting for the trail system which forms a valuable recreation and al-
ternative transportation purpose. It also functions as a system of corridors
for movement of wildlife and plant species between the larger reserve
lands, and as a matrix into which are embedded the various commercial
and residential neighborhoods of the former Fort Ord.

Opportunities were recognized early in the reuse planning process for the
implementation of four main ideas which would form the framework of
the recreation and conservation strategy. As shown in Figure 3.6-1, the
Regional Open Space System diagram, each of these ideas embraced a ma-
jor discreet piece of property within the confines of the former base. The
basic intent of these four ideas is as follows:

e Designate a major new state park to take advantage of the extensive
beaches of the former Fort Ord, creating a new visitor draw to under
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pin the region’s tourist economy. This is being implemented as Fort
Ord Dunes State Beach.

Use the new CSUMB campus, currently in development, as a bridge
between the BLM lands and the new state park, creating both a pleas-
ant visual corridor and an actual physical connection through the
appropriate siting of trails.

Develop a scenic corridor along the existing State Highway 1 to rein-

force its image as the gateway to the Peninsula as well as to the former
Fort Ord itself.

In order to take advantage of these existing land-based opportunities, and
to form a meaningful greater whole throughout the former Fort Ord with
regards to conservation and recreation, four major concepts, or themes,
were developed to guide conservation and recreation planning. These
themes are seen as ways to ground planning in a conceptual framework
based on sound ecological ideas combined with a vision of economic rede-
velopment. The essence of these themes can be summarized as follows:

Connect the individual open space parcels into an integrated system

for movement and use of both native plant and animal species and

people.

Integrate the former Fort Ord with the regional open space system,
creating a network of recreation and habitat resources which is unique
considering the adjacent agricultural and urban amenities, and which
will attract economic growth through a variety of recreation experi-
ences.

Achieve a balance between recreation and conservation with appropni-
ate land use designations to support both functions. Plan with
multiple goals in mind, so that lands identified primarily as recreation
resources will also be managed for value as habitat, and habitat lands
can also serve as a recreation resource. For example, habitat can pro-
mote a recreation value, such as serving as a trail conduit, or for nature
viewing.

Achieve a permanent conservation of all habitat types. A multiplicity
of habitat types have been identified at the former Fort Ord, each with
its own complement of special status species. ' True conservation
means regarding each as having some value in its own right, not just
those identified as having the highest habitat values. This may best be
achieved by distributing open space areas throughout the former Fort
Ord.
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The most resonant recreation/conservation theme of the reuse planning
effort is that of connection: ensuring that open space forms a truly interre-
lated and continuous system at the former Fort Ord. Several major
connections in particular have been emphasized which form the main
framework of the Fort Ord open space system. These connections are
illustrated in Figure 3.6-1.

Perhaps the most important open space connection is that which joins the
large interior tracts of land managed by the BLM with the newly formed
Fort Ord Dunes State Beach through the CSUMB campus and along the
Intergarrison Road/8th Street corridor. This connection responds largely
to human purposes and needs. It forms a spine along which the new
communities can grow, creates a semng for the new CSUMB campus, and
becomes a buffer between the cities of Seaside and Marina. Several impor-
tant trails are set in this connection, including a hiker/biker trail between
the State Beach and the planned Marina community park located astride
Intergarrison Road, and an equestrian trail sited to connect the planned
equestrian center on the former landfill site to the BLM lands by way of
the Marina community park. Coordination of the reuse planning with
the planning of the CSUMB campus is critical to the success of this corri-
dor.

The second major open space corridor identified by the Reuse Plan con-
nects the BLM lands to the Salinas River through the areas set aside for
habitat management. Management of this habitat is the responsibility of a
number of different agencies, including the City of Marina, the County of
Monterey, and the University of California. This corridor is important
from the natural systems perspective as it allows for movements of plants
and animal species between the Salinas Valley through the various oak
woodland communities into the coastal scrub interior beyond. While it
places greater emphasis on the needs of the biotic than the human com-
munity, valuable opportunities for recreation can be capitalized on as
well. These habitat lands also provide an attractive setting for commercial
and residential land development.

These open space connections are an integral part of the overall strategy
for the reuse of the former Fort Ord, and an important part of the mar-
keting plan for this redevelopment. The perception of an overall high
quality of life at the former Fort Ord, in both the work and living envi-
ronment, will be a key to attracting new residents, businesses, and
students. The presence of a beautiful setting and easy access to plentiful
recreation are essential to the development of this perception.
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3.6.3 Habitat Management Plan

The wide range of climatic, topographic, and soil conditions at the former
Fort Ord contribute to the variety and uniqueness of the biological com-
munities present. The base holds a large percentage of some vegetation
habitat types with very restricted ranges, such as central coast maritime
chaparral and coastal coast live oak woodlands, within its boundaries. In
all, eight broad categories of biological communities have been identified
at the former Fort Ord, including beaches, bluffs and coastal strand; dis-
turbed dune; coastal scrub; maritime chaparral; coast live oak woodland
and savanna; native grassland; annual grassland; and wetlands. These di-
verse habitat conditions support a broad array of plant and animal speties,
many adapted to specific habitat conditions found on the central coast.
Many of these plants and animals have, or are proposed for, special status
under state and/or federal law. ;

Due to the quantity and diversity of unique habitat and special-status spe-
cies at the former Fort Ord, an installation-wide multispecies HMP was
developed which establishes guidelines for the conservation and manage-
ment of wildlife and plant species and habitats that depend on the former
Fort Ord land for survival. The plan was developed with input from fed-
eral, state, local, and private agencies and organizations to assist in the
orderly disposal and reuse of the former Fort Ord. As part of the HMP
process, a number of HMP species were identified, as were certain critical
habitat types. A conceptual conservation area and corridor system was
developed to define the minimum area necessary to preserve HMP species
populations and habitats according to known ecological principals and the
known biological resource definitions at the former Fort Ord.

A general goal of the HMP is to promote preservation, enhancement and
restoration of habitat and populations of HMP species while allowing im-
plementation of a community-based reuse plan that promotes economic
recovery of the former Fort Ord. While all lands to be transferred by the
U.S. Army are addressed in the HMP, management guidelines and specifi-
cations for reuse vary widely from parcel to parcel based on future reuse
plans for that parcel. Figure 3.6-2, the Habitat Management Framework
Plan, illustrates the different levels of development constraints for the
HMP on an area-by- area basis. All recipients of the former Fort Ord
lands will be required to abide by the resource conservation and habitat
management guidelines and procedures specified in the HMP.

3.6.4 Major Open Space Areas At the Former Fort Ord

A number of factors ensure that large areas of undeveloped open space
will remain at the former Fort Ord in the foreseeable future. These in-
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clude the considerable amount of existing undeveloped open space, the
high quahty of recreational opportunities at the former Fort Ord, and the
constraints imposed by the need to protect a large number of sensitive
species. Figure 3.6-3, the Open Space and Recreation Framework Plan,
shows the relationship of these various areas of open space to each other
and to the former Fort Ord as a whole. A description of the major open
space areas follows, along with a description of the planning principles
identified for each to guide planning in accordance with the four themes
identified earlier.

Bureau of Land Management

The BLM will manage its lands for multiple uses; principally, to protect
habitat values, to provide public recreation opportunities, and to take re-
sponsibility for public safety. Eventually over 16,000 acres of the former
Fort Ord base will be managed by the BLM. However, over half of that
amount of land will remain under U.S. Army’s control for the next seven
to ten years, due to concerns related to ongoing cleanup of former firing
range areas. The BLM anticipates designating an extensive system of
equestrian, pedestrian, and mountain bike trails within the lands it man-
ages at the former Fort Ord, although motorized travel will be severely
restricted. The Reuse Plan provides multiple access points to the BLM
lands, as well as hiker/biker/equestrian trail connections. This area has
the potential to become a major ecotourism destination.

Fort Ord Dunes State Beach

The stated goal of the California DPR is to manage the former Fort Ord
coastal dunes and beaches for the benefit of the public by restoring habi-
tat, recreating the natural landscape, providing public access, and
developing appropriate day use and overnight facilities. Approximately
1,000 acres of land will be affected. Based on natural characteristics of the
landscape, it is intended that the northern portion of the park be managed
as a relatively pristine limited day-use area, due to more severe terrain and
intact native habitat, while the southern portion, with gentler terrain and
more disturbed habitat, will be a more intensely used day and overnight
use area. Overnight stay will be restricted to camping areas nested against
the landward side of the dunes, and at Stilwell Hall or other lodge-type
facility. Planned access points for vehicles and bicycles include a low
speed road between Marina and Seaside paralleling State Highway 1, the
existing 8th Street Overpass, and through a State Highway 1 underpass
just north of the Main Gate. A network of hiking trails will be imple-
mented, and a regional visitor center is also proposed, as shown in Figure
3.6-3. The Reuse Plan accommodates the proposed siting for the Visitor
Center, provides for the potential future expansion of overnight stay at
Stilwell Hall or other lodge and the future development of a desalinization
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plant on state park land at such a time as sufficient demand is present, and
coordinates access with the state park plan.

CSUMB campus '

The CSUMB campus will contain over 1,350 acres when completely as-
sembled as planned, including the existing housing area north of
Intergarrison Road. The Reuse Plan views the CSUMB campus as a sig-
nificant asset to the development of the new communities of the former
Fort Ord. Recreation/conservation planning emphasizes the campus as
an opportunity to provide multiple connections between disparate areas
within the former Fort Ord, from both a natural systems and recreation
standpoint. Although the western portion of the new CSUMB campus is
almost entirely urbanized as the result of development of the Main Garri-
son, the eastern portion of the campus south of Intergarrison Road is
largely unimproved, and contains significant stands of valuable oak wood-
land habitat. The HMP identifies the establishment and maintenance of
an oak habitat corridor through this area to connect preserved oak wood-
lands to the north and south as a desirable goal. Another desirable goal of
the HMP is development of hiker/biker trails either adjacent to or within
the north side of the campus. Development of this trail system shall be
coordinated with the CSUMB Master Plan.

Laguna Seca Regional Park

Approximately 600 acres of land adjacent to Laguna Seca Regional Park
on the southern boundary of the former Fort Ord will be deeded to the
Monterey County Parks Department, in part to augment overflow park-
ing capacity. No other improvements are planned. The Reuse Plan
emphasizes the principles of minimal development and ecological restora-
tion of these lands.

Other Public Open Space | Recreation-Oriented Lands

Community-oriented recreation lands have been designated under the
principle of providing recreation land in accordance with local commu-
nity standards. Community parks or gateway image lands are shown in
Figure 3.6-3 while smaller neighborhood parks are designated by symbols.
For Marina, Figure 3.6-3 shows the existing park within the housing area
north of Imjin Road, a community park in the Marina Village area, which
includes an equestrian center in the near term, and image gateway open
space along the Del Monte Road extension north of the 12th Street en-
trance. A total of seventy five acres within Seaside is designated as
community park, including 25 acres intended as a major trailhead access
point into the BLM lands at the south end of Seaside, and a 50-acre com-
munity park just south of Gigling Road adjacent to the county boundary.
Also shown is some gateway image green space on either side of the Main
Gate. Public open space areas designated by the Plan within Monterey
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County include a community park for Marina along Intergarrison Road,
including an equestrian center, a community park for Monterey with the
State Highway 68 Bypass easement, and a recreation area on the former
landfill site. This latter area is to be managed by the University of Cali-
fornia, in part as a practical laboratory for environmental engineering,
The Reuse Plan calls for a landfill cap design capable of supporting public
commercial recreation uses in support of the economic revitalization of
the base. These commercial recreation uses include a golf course, a re-
gional amphitheater, and a regional equestrian center connected by trails
to the BLM lands. Additional County land designated for recreation in-
cludes the York School area in the southwest corner of the former Fort
Ord, which will become a cross-country running course.

Other Public Open Space | Habitat Management Lands

Approximately 1,500 acres of land within the City of Marina and Mon-
terey County have been dedicated by the HMP as preservation of habitat.
The Reuse Plan has adopted the principle that planning for these lands
should be guided by the need to support the HMP. The bulk of these
lands are found north of the BLM lands, west of the East Garrison, and
east of the CSUMB campus, where they create an important habitat corri-
dor bridging the area from the BLM lands to the Salinas River Valley.
This includes almost 600 acres in the Airport Habitat Management Dis-
trict, approximately 75% of the area at the former landfill, over 650 acres
in the Reservation Road Habitat Management District, of which 125 acres
are intended to be developed as a youth camp, and all but 200 acres of the
East Garrison. A variety of agencies will manage these lands, including
the City of Marina, the University of California, and Monterey County.
Additional habitat management lands include part of the former landfill
site and the expansion of the existing Frog Pond Natural Area in the
southwestern corner of the former Fort Ord. For a more complete de-
scription of these lands, refer to Section 4.4, the Conservation Element.

Commercial Recreation

Commercial recreation lands have been designated under the principle
that tourism is one of the underlying strengths of the regional economy,
and redevelopment at the former Fort Ord should support this segment of
the economy. The existing Fort Ord golf courses adjacent the City of
Seaside, containing approximately 350 acres, will remain in that use. Pri-
vate ownership will be sought to operate this facility. An additional 150
acres in Monterey County adjacent the City of Del Rey are designated as
commercial recreation and identified as a golf course opportunity site. A
land use designation of ‘visitor serving’ has been assigned to land adjacent
to both of these areas with the intent that overnight resort facilities would
be developed there. Four additional golf course opportunity sites have
been identified within the former Fort Ord boundaries, two within the
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City of Marina (one as an interim use), and two within the County. Im-
provement of these sites as golf courses is dependent on finding a willing
developer. All golf course opportunity sites are shown in Figure 3.6-3.

Description of the Proposed Trail Network

The following principles were identified to guide the planning of the Fort
Ord trails network:

® The trail system should be adequate to provide connections to non-
motorized transportation alternatives to all neighborhoods in the for-
mer Fort Ord.

e The trail system should reinforce the redevelopment planning strategy
of using recreation and open space assets to make the former Fort Ord
attractive to potential users by interconnecting and increasing access to
those assets.

e Adequate ROW should be reserved along planned transportation cor-
ridors to accommodate planned trails in addition to the entire planned
road cross section.

The proposed trail network is shown in Figure 3.6-3, Recreation and
Open Space Framework Plan.

Hiker/Biker Trails: Hiker/biker trails are divided into two categories of ma-
jor and minor trails. These categories are analogous to the Arterial vs.
Collector classification of roads. In general, major trails are seen as hav-
ing a more regional function, connecting foot and non-motorized traffic
to destinations outside of the former Fort Ord, or completing critical
higher volume linkages with the former Fort Ord. In most cases these are
located within the rights-of-way planned for major transportation arteri-
als. Minor trails perform a less critical role, distributing and collecting
traffic to and from neighborhoods along lower volume routes. Projected
use volumes were not modeled for the planned network. More intensive
research is needed prior to jurisdictions adopting an actual plan.

Major Trails: A minimum trail pavement width of 12 feet should be adopted
as a trail standard for major trails. Trail surface should consist of asphalt
or concrete, although a wood plank surface is permitted on causeways or
boardwalks. Three major hiker/biker trails have been designated, as
shown in heavy brown lines in Figure 3.6-3, with their description as fol-
lows:
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The Intergarrison Trail: Connects Fort Ord Dunes State Beach to the
CSUMB campus, the former landfill area, the BLM lands through Ma-
rina’s community park, and the East Garrison by means of the 8th
Street Bridge, 8th Street, and Intergarrison Road. The right-of-way re-
served for Intergarrison Road is sufficient to accommodate the
hiker/biker trail on the south side of the road, in addition to the road
travelway. This trail could also be located within the CSUMB campus,
if this location were agreeable to CSUMB. The advantages of this sit-
Ing is a greater separation from cars, potentially greater use to
CSUMB, more space within the Intergarrison right-of-way for the
equestrian trail planned for the north side of the road, and a unique
identity for the trail. Siting would need to be coordinated with the
CSUMB Master Plan.

Fort Ord Dunes State Beach Trail: This trail would consist of lane
striping within the travelway of the proposed Beach Range Road con-
necting the cities of Marina and Seaside through the back dune area.
This will be a low speed, restricted access road, so physical separation
between bike lanes and vehicles is not needed. For the same reason,
trail width can be less than the specified 12 feet.

The Salinas Valley /Seaside Trail: This trail is intended to serve as a
major north/south hiker/biker trail through the former Fort Ord. It
is located predominantly within planned transportation rights-of-way,
although an option exists along the Seaside/former Fort Ord bound-
ary to locate the bike trail within an existing power transmission line
corridor. The proposed route of this trail, from north to south, fol-
lows Blanco Road into the former Fort Ord, turns along Reservation
Road, crosses Reservation Road onto Imjin Road, then follows the
proposed transportation corridor along the landfill site, across the
CSUMB campus, and then along the extension of Eucalyptus Road. A
user then has the option of following Coe Road into Seaside, or turn-
ing south toward Del Rey Oaks. The trail could be located along the
North/South Road extension, or within the power line corridor men-
tioned above. This segment of the trail would have an important spur
leading to the community park trailhead into the BLM lands beyond.
Another spur continues west along the multi-modal transportation
corridor parallel to Imjin Road into the Marina Village area. It turns
south through the planned community park at California Street, and
links to the Intergarrison Trail. A local level trail does not turn south
on California but continues through the Village to Crescent Street.

Minor Trails: A minimum trail pavement width of ten feet should be

adopted as a trail standard for minor trails. Four major trails have been
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designated, as shown in thin brown lines in Figure 3.6-3, with their de-
scription as follows:

e The Monterey Road Trail: A minor hiker/biker trail should follow
Monterey Road from the vicinity of Fremont Boulevard through the
planned residential district, then cross North-South Road into the
POM Annex. From there it follows oak woodlands through a ravine
near Marshall Elementary up to the extension of Eucalyptus Road. A
side spur connects the trail to Eucalyptus Road, while the main trail
turns north along the Seaside/County line, through the Seaside com-
munity park, and connects with the CSUMB campus across Gigling
Road. |

e The Main Garrison Trail: A second minor trail connects the proposed
visitors center and the Intergarrison Trail at 8th Street through the
Town Center Planning Area to the Monterey Road Trail. One spur
gives access to the State Beach through the underpass just north of the
Main Gate. A second spur gives access into the west side of the
CSUMB campus. The north end of the trail is located within a linear
neighborhood park/greenway, in the Mixed Use District. :

e The Crescent Avenue Trail: This trail connects Marina to the Inter-
garrison Trail and the CSUMB campus along Crescent Avenue and
the Marina Village Community Park. A spur follows the multi-modal
transit corridor eastward to connect to the Seaside/Salinas Valley
Trail.

e The Reservation Road Trail: This trail connects the East Garrison to
the City of Marina. It is located entirely within the right-of-way of
Reservation Road.

Equestrian Trails: Several centers of equestrian activity are planned for the
former Fort Ord. Fort Ord was one of the last active calvary posts in the
U.S. Army, and is well suited to equestrian uses. The BLM intends to ac-
tively promote equestrian activities on BLM-managed lands in the center
of the former Fort Ord, with a number of trails designated for equestrian
use. Several community parks on the periphery of the BLM lands will be
planned to act as trailheads for this trail system. A temporary equestrian
center will be established in the Marina Village District in the short term,
with the planned relocation of this equestrian center as a permanent use in
the former landfill area.

A primary concern of trail planning at the former Fort Ord is to connect
these various equestrian-related activities, building a synergy which will
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increase their attractiveness and usefulness. Two equestrian trails are des-
ignated outside of the BLM lands. These trails appear as a dashed black
line in Figure 3.6-3.

The Intergarrison Equestrian Trail: This trail will connect the regional equestrian
center planned for the former landfill area with the BLM trail system,
with a trailhead staging area and related parking planned for the Marina
community park adjacent to Intergarrison Road. The equestrian trail will
be located within the Intergarrison Road right-of-way on the north side of
the road, with a crossing east of the intersection with Gigling Road. An
opportunity exists for this trail to connect all the way to the temporary
equestrian center in the Marina Village community park along the
planned multi-modal corridor as an interim use.

The Eucalyptus Road Trail: This trail parallels the northern boundary of the
BLM lands. It is located within the future Eucalyptus Road Residential
Community, where it forms a dual function as both a recreation trail and
a firebreak between the residential area and the native coastal shrub areas.
The trail will be a dirt trail at least twenty feet wide. South of the Euca-
lyptus Road district, the trail will be located within the planned Fort Ord
Expressway easement all the way to the Seaside community park, where it
will terminate at another major regional trailhead. Preliminary planning
by the BLM indicates a potential to connect to the BLM trails at several
other nodes along this trail between the two planned regional trailheads.
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3.7 PLANNING AREAS AND DISTRICTS

Planning Areas and Districts within each of the former Fort Ord jurisdic-
tions are designated to reinforce the community design vision for the
former Fort Ord. They are based on the surrounding development con-
text and the Development Framework, Circulation Framework, and
Conservation, Open Space and Recreation Framework. They build on
the major assets within the former Fort Ord including: CSUMB,
UCMBEST, the Marina Municipal Airport, the East Garrison and the ex-
isting housing resources and recreational and open space features. The
Planning Areas and Districts provide a flexible tool for planning and im-

plementing coordinated development to take advantage of these assets for

achieving the desirable community vision. The Planning Areas and Dis-
tricts are identified in the “Area and District Matrix”, illustrated as Table
3.7-1.

Land Reserves and Projected Land Uses

Districts within the Planning Areas contain one or more land use types.
The Reuse Plan projects the balance of uses within each district based on
existing site characteristics, public benefit conveyances, appropriate devel-
opment prototypes based on market support, and role of the land area in
achieving the community vision. Based on this balance of land use types,
the Reuse Plan reserves land for: 1) community ROW’s; 2) parks and
open space; 3) habitat management; 4) public facilities; 5) schools; and 6)
golf courses. The Net Area represents the land available for development.

The Reuse Plan projects a distribution of acreage and land use intensity
for the Net Area. For each of the jurisdictions, the intensity is measured
in: 1) number of dwelling units; 2) number of hotel rooms; or 3) square
footage of industrial, office, or retail space.

General Development Character and Design Objectives

Development Character and Design Objectives are included in the Reuse
Plan for each district to convey the significant community design interre-
lationships appropriate to realize the community vision and support the
development framework for the Reuse Plan.

These general objectives will be refined and elaborated in the regional ur-
ban design guidelines to be prepared and adopted by FORA or in design
standards and guidelines prepared and implemented by the local land use
agencies for specific locations.
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Table 3.3-1
Planning Area and District Matrix

City of Marina

1. EXISTING CITY OF MARINA NEIGHBORHOODS PLANNING AREA

Planned Residential District
. Civic/Mixed Use District

2. TOWN CENTER PLANNING AREA
Mixed Use Corporate Center
Del Monte Mixed Use District
Marina Village District
University Office Park/R&D District

J. AIRPORT PLANNING AREA
Marina Municipal Airport District
Light Industrial/ Technology Center
MBEST Cooperative Planning District
North Airport Lt. Ind'l/Technology District
Habitat Management District

4. UNIVERSITY PLANNING AREA
CSUMB District (Marina)(3)

City of Seaside

1. UNIVERSITY PLANNING AREA
Gateway Regional Eatertainment District
Uaiversity Village (1)
POM Annex Retail & Services
Community Park
CSUMB District (Seaside)(2)

2. SEASIDE RESIDENTIAL PLANNING AREA
New Golf Course Community District
Visitor Serving Hotels, Conf. Center, Golf Courses
Reconfigured POM Annex Community
Planned Residential Extension Districts
Community Park

Monterey County

1. FORT ORD DUNES STATE PARK PLANNING AREA

2. RESERVATION ROAD PLANNING AREA
MBEST Cooperative Planning District
Univ. California Habitat Reserve
East Garrison District
Youth Camp District
County Habitat Management District

J.EUCALYPTUS ROAD PLANNING AREA
University Corporate Center
Residential/Recreational District

4.SOUTH GATE PLANNING AREA
Visitor Serving Hotel & Golf Course District
Office Park R&D District
Augmentation of Regional Park

5. YORK ROAD PLANNING AREA
Office Park/R&D District
Community Park on ROW

6. BLM HABITAT MANAGEMENT/REGIONAL RECREATION PLANNING AREA
BLM Lands
POST District
Augmentation of York School
Augmentation of Laguna Seca Regional Park

7. UNIVERSITY PLANNING AREA
CSUMB (County)
County Recreation/Habitat
County Recreation
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3.7.1 California State University Monterey Bay (CSUMB) Planning Areas

The campus of CSUMB totals 1,287 total acres, with approximately 224
acres located in Marina, 322 acres in Seaside, and 741 acres in Monterey
County. The core campus occupies many of the former Fort Ord build-
ings located in the City of Marina. CSUMB is currently developing a
Master Plan for its development. It is now an operating University, with

" its second class of approximately 820 students in Spring 1996. Hereafter,

enrollment is expected to increase by 500 to 1,000 students per year to an
expected 25,000 FTE students. The University is currently in Phase I
renovation of 24 buildings; Phase II is expected to start in the Summer of
1996 with an additional 15 buildings.

CSUMB Residential Development

CSUMSB is pursuing a program aimed at housing 80% of the total student
population of 25,000 FTE, as well as substantial portions of the faculty
and staff. Assuming four students per unit (in a typical two bedroom unit
configuration), this 80% of the student population will require an esti-
mated 5,100 "dwelling-unit equivalents”.

Existing Residential Projects: CSUMB presently has title to 1,253 residential
units (primarily attached town homes) in the area between Inter-Garrison
Road and Imjin. Approximately 175 acres have been identified for poten-
tial infill development within the district. The Ultimate Development
Plan assumes 20% of this land will be reserved for recreation and open
space use, while the remaining 140 acres is infilled with compatible resi-
dential development at 5-10 Du/Ac. In all likelithood, CSUMB will
pursue a more diverse development program for the area. Many of the
existing units in this area are currently occupied by CSUMB faculty, staff,
and students. The campus does not envision housing lower-division un-
dergraduates in this area, but it is suitable for upper-division
undergraduate and graduate student housing.

Core Campus Student Housing: CSUMB is presently retro-fitting under-
graduate dormitories into the existing building stock within the campus
core. The Ultimate Development Plan anticipates a total of 5,100 dwell-
ing unit equivalents within the core campus in order to accommodate the
80% targeted student housing need.

Infill Housing in the Campus Reserve: In order to anticipate a development
potential for CSUMB reserve lands, the FORA Ultimate Development
Plan assumes a program for infill housing at the eastern end of the
CSUMB campus reserve area. The area is presently undeveloped and out-
sidle FORA''s core infrastructure area. Nonetheless, it has been identified
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as a desirable location for faculty housing. The Ultimate Development
Plan assumes that 20% of the approximately 150 acres will be reserved as
open space to protect the existing oak woodland community. The re-
maining 120 acres are assumed to be developed at 5-10 Du/Ac.

General Development Character and Design Objectives - The integration of the
campus into the adjacent districts is key to achieving the vision embodied
in the community design concepts. This integration relies on eliminating
unnecessary impediments to access and circulation and promoting a mix
of uses along the boundary that enhances economic vitality and the
mixed-use nature of the villages in Marina and Seaside.

To achieve the community design vision, CSUMB is encoﬁraged to:

1. Pursue the early redevelopment of the boundary lands, to the degree possi-
ble, to support the revitalization of the villages to the north and south.

2. Locate student residential development to support and take advantage of

the mix of retail, business, and student services that will be available in the
villages to the north and south.

3. Locate recreational and cultural facilitates so that they are convenient to
the adjacent villages and accessible from the future transit opportunities in
the TAMC planned Multi-Modal corridor.

4. Provide for north-south vehicular circulation through campus, open to the
public, to link adjacent districts and reduce unnecessary travel and vebicu-
lar trips.

3.7.2  University of California | UCMBEST Center Cooperative Planning Districts

The UCMBEST Districts are located in the City of Marina and in Mon-
terey County. The UCMBEST Center is currently utilizing 950 acres of
1,087 acres which the U.S. Army will transfer to UC as an Economic De-
velopment Conveyance. Prior planning studies for UCMBEST resulted
in a development range of between 5.0 and 7.4 million sq. ft. The current
planning for FORA utilizes the lower end of this range (5.0 million sq. ft.)
to represent the ultimate development capacity for UCMBEST.

Even at 5.0 million sq. ft., UCMBEST represents about 40% of the com-

bined total for light industrial/business park and office/R&D capacity for
the Ultimate Development at FORA.
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Using the lower end of the planning range, UCMBEST would still be able
to accommodate 50 to 60 years of development (projecting an absorption
similar to the first 20 years) and more in line with the ultimate land capac-
ity for the base as a whole.

Current University of California Planning

The University of California is currently reviewing its plans and has iniu-
ated a "marketing niche" study and related planning that is directly tied to
the Business and Operations Plan that is a key implementation tool for
the Reuse Plan. The University’s current planning should sharpen the
definition of the ultimate role of the property. The current mix of uses
and intensity is consistent with the March 1995 Master Plan Study.

Office/Research & Development Land Use: The UCMBEST Cooperative Plan-
ning District represents a significant location for this use. The Marina
portion is presently served with infrastructure and accessible via Reserva-
tion Road and Blanco Road. A total of 123 acres is available within the
City of Marina, accommodating approximately 1.38 million sq. ft. of Of-
fice / R&D. The portions of UCMBEST in the County are comprised of
two major areas projected to accommodate a total of 3.67 million sq. ft..
The larger site is approximately 267 acres and is situated in a triangular
shape east of Blanco Road and north of Reservation Road. The smaller
site is approximately 30 acres and is located south of Reservation Road.

Visitor-Serving Land Uses: A 150-room business hotel within the UCMBEST
will cater to the UCMBEST visitors and anchor a small convenience retail
and service center.

Residential Land Uses: A limited amount of residential land use is antici-
pated to retain for the University the opportunity to serve the needs of
visiting scholars and graduate students.

General Development Character and Design Objectives - The community design
vision establishes the UCMBEST Center as a significant focus of devel-
opment on the TAMC Multi-Modal Corridor. To succeed in this role
and contribute significantly to the economic reuse of the former Fort Ord
lands, UCMBEST will need to establish itself as a premier science and
technology park within a national and global markert place.

To achieve the community design vision, UCMBEST is encouraged to:

1. Establish a design character that is attractive as a major employment cen-
ter with appropriate services, conveniences and environmental amentities.
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2. Establish a development pattern that is pedestrian-oviented and takes ad- l
vantage of the long-term transit opportunities inberent in the Multi-Modal
Corridor. l
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3.8  CITY OF MARINA PLANNING AREAS AND DISTRICTS

The City of Marina contains four Planning Areas: 1) CSUMB Planning
Area; 2) the Airport; 3) the Existing Marina Neighborhoods; and 4) the
Town Center. (See Figure 3-8-1, which illustrates the Planning Areas for
Marina and the subdivision into the various Districts.) The land reserves
and project development capacity for each District is summarized in Table
3.8-1, City of Marina Land Development Intensity Summary.

3.8.1 CSUMB (Marina) Planning Area

The amount of CSUMB land in Marina totals approximately 224 acres
and is expected to accommodate academic, administrative, student hous-
ing, and other support facilities. For planning purposes, the Reuse Plan
assumes that one half of the projected total of 5,100 student units planned
for the campus are located within the City of Marina. The balance is as-
sumed to be located in the Seaside portion of the CSUMB campus.

Access to the Marina portion of the campus will be from the upgraded
2nd Ave/Del Monte extension arterial on the west and from the extension
of Intergarrison Road on the north.

General Development Character and Design Objectives - To achieve the com-
munity design vision in the City of Marina, CSUMB is encouraged to:

1. Create a development pattern at the Marina Village and Town Center
boundaries that reinforces the adjacent urban edge. Avoid a development
pattern that separates the campus from the surrounding community with
large parking areas.

2. Take advantage of the planned recreational link along Intergarrison Road
to integrate the campus community into the open space and recreational

assets of the former Fort Ord with appropriate pedestrian, bicycle and
equestrian improvements.

3.8.2 Existing City of Marina Neighborhoods Area

The Existing Marina Neighborhood Area contains two districts: 1)
Planned Residential District; and 2) Civic / Mixed Use District.

Planned Residential District

This district encompasses the existing housing stock in the Abrams, Pre-
ston, and Patton housing projects that stretches from the Del Monte
extension to Reservation Road. Many of the individual housing units in
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this area are subject to McKinney Act claims. Much of the housing stock
is suitable for renovation, pending timely conveyance from the U.S.
Army. In addition, a number of "Infill Opportunities” have been identi-
fied where sites can be developed which are easily served with the existing

. infrastructure. This infill development will enrich the mix of housing

types with both small lot single family units and new attached town
homes within the Planned Residgntial District.

Projected Land Uses: ‘

Residential Land Use. 533 acres for up to 2,710 units (1,522 dwelling units ex-
isting).

Retail and Services Land Use. Convenience/Specialty Land Use will utilize one
acre accommodating 10,890 sq. ft. for convenience and specialty retail
uses.

Open Space land Use. 20 acres of Habitat Conservation: including
UCMBEST’s habitat corridor (polygon 5c¢) and lands located at Reserva-
tion Road and Imjin to augment the UCMBEST habitat corridor
(polygon 5b); and 27 acres for neighborhood park on lands that were pre-
viously part of the U.S. Army’s landfill operations.

Public Facilities and Schools Land Use. 65 acres total with 25 acres for the exist-
ing Patton Elementary School and 40 acres for a future high school.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Marina is encouraged to:

1. Establish a district comprised of a series of small-scaled neighborboods by
rebabilitating existing housing where economically justifiable and infilling
with complementary new neighborhoods.

2. Promote a mix of new housing types to breakdown the homogenous char-
acter of the existing U.S. Army bousing types.

3. Utilize the existing Abrams Road to provide access to this district and
provide connection with the Civic/Mixed Use District and with the exist-
ing residential neighborhoods outside the former Fort Ord boundaries.

4. Provide a new circulation link to connect with the California Street in the
existing neighborhoods outside the former Fort Ord boundaries and use
this link to better integrate these neighborhoods with the services and
amenities planned for the Marina Village District.

5. Provide a new civculation link to this district from the extension of Del

Monte Boulevard to increase the legibility of the circulation network and
minimize unnecessarily long trips.
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6. Retain the existing network of open space corridors and bike trails within
the redeveloped areas to link all of the neighborhoods to the regional trail
network.

Civic/Mixed Use District

This District is located adjacent to Reservation Road. The area is presently
served by existing infrastructure but is vacant. It is highly visible and
within a central location for the City of Marina. It is ideal as a potential
location for public facilities in a mixed-use context.

Projected Land Uses:

Residential Land Use. 25 acres are projected for 150 dwelling units.

Public Facilities Land Use. Nine acres are reserved for future civic facilities
such as a city hall and administrative complex. The entire district is also
an opportunity site for a future high school.

Retail and Services Land Use. One acre for up to 10,890 sq. ft. of convenience
retail.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Marina is encouraged to:

1. Promote the integration of this district into the adjacent Marina neighbor-
hoods beyond the former Fort Ord boundary by providing a new collector
that connects to Reservation Road.

2. Utilize the topographic break between this district and the adjacent
planned residential district to create a special focus for a planned, mixed-
use development that combines civic residential and convenience retail
uses.

3. Determine the location of the future bigh school site before allowing devel-
opment to proceed in this district.

3.8.3 Town Center Planning Area

This is an area that is designated as a "Planned Development Mixed Use
District." The Town Center Planning Area contains four districts: 1)
Mixed Use Corporate Center; 2) Del Monte Mixed Use District; 3) Ma-
rina Village; and 4) University Office Park/R&D.

The Planning Area includes the key frontage along State Highway 1 and
the extension of Del Monte Boulevard, the Marina Village focused around

Town Center Planning Area
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the planned Multi-Modal corridor, as well as the University Office
Park/R&D District adjacent to CSUMB at the Imjin/12th Street corridor.

Mixed Use Corporate Center District

This Mixed Use Corporate Center, which extends along the State High-
way 1 frontage from the Seaside boundary north past 12th Street, has
potential access from both the former Fort Ord interchanges. With excel-
lent visibility and accessibility, this District is expected to be highly
desirable as a development location and will help to establish the image
and. character for reuse of the base. Nearly half of the non-UCMBEST
office/R&D market (to 2015) is projected to be captured here.

This district is also an excellent location for retail uses. There is an oppor-
tunity to focus regional retail uses at the southern end, in connection with
the regional retail uses planned for Seaside. The 12th Street Gate provides
a second location for a regional center. Capitalizing on the mixed-use
character and convenient access, this district is an excellent location for a
significant neighborhood center. The center could provide the focus for a
pedestrian-oriented district providing streetscape vitality and a
"neighborhood image" for the surrounding development.

On the 8th Street corridor connecting to the bridge over State Highway 1,
there is an opportunity to create a Visitor/Cultural Center as a gateway to
the Fort Ord Dunes State Park. The center could incorporate the major
recreational facilities that are subject to a Public Benefit Conveyance to
the City. The cultural aspects of this center could feature a complex of
existing former Fort Ord buildings to recall the historic role of the former
military base. The renovated buildings could be used by local non-profits

and public service agencies.

In addition, approximately 30 acres have been reserved near the 12th
Street interchange to enhance the State Highway 1 Scenic Corridor and
provide a gateway to the Town Center.

Projected Land Uses: '

Office /| R&D Land Use. Approximately 54 acres are prolected to yield 818,405
sq. ft. of office and research and development land use.

Residential Land Use. Approximately 40 acres are projected for 582 units of
mixed-use housing at an average density of 15 Du/Ac together with
neighborhood parks to enhance this “in-town” neighborhood.

Retail and Service Land Use. Approximately 30 acres are projected for Re-
gional Retail uses to accommodate approximately 326,000 sq. ft. About 8
acres are projected for approximately 98,010 sq. ft. of neighborhood retail.

3-108




FORT ORDREUSE PLAN

2ublic Facilities Land Use. Approximately 84 acres are projected for recrea-
:ional use for cultural/civic activities including a Visitor/Cultural Center
and a transit Inter-modal Center, various public benefit conveyances, and
1 public roadway system to organize and subdivide the district.

Jpen Space. 30 acres are projected for visual corridor open space and rec-
-eational opportunities.

Seneral Development Character and Design Objectives - To achieve the com-
nunity design vision, the City of Marina is encouraged to:

I. Promote a pattern of development that subdivides the large land resource
into blocks to allow for convenient and publicly accessible circulation in a
manner that creates a Town Center with a mix of uses and lively
streetscape.

2. Take advantage of the State Highway 1 visibility and accessibility to estab-
lish a high quality office/RE&D center to anchor the Town Center.

3. Integrate into the commercial development viable residential neighbor-
hoods with open space amenities and convenient personal services and
retail uses.

a) Maintain a minimum 100-foot development setback from the High-
way ROW that permits the establishment of a continuous landscape
character. Provide for a master landscape plan to reinforce the conti-
nuity of the regional landscape using such materials as Monterey
Cypress and Monterey Pines along the scenic Highway corridor set-
back.

b) Designate a scenic corridor design overlay area between State Highway
1 and Del Monte Boulevard/North-South Road. ~

¢) Establish a maximum building beight related to an identified mature
landscape height to accommodate bigher intensity land uses appropri-
ate to this Town Center location without detracting from the regional
landscape character of the State Highway 1 Scenic Corridor.

d) Provide design guidelines to address architectural qualities, building
massing and orientation, parking, fencing, lighting, and signage.

5. Take advantage of the transit accessibility represented in the Multi-Modal
Corridor by incorporating a well-designed pedestrian circulation system
throughout the Town Center that links residents and employees to the sta-
tion locations.
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—

6. Coordinate development within this district with the preparation of a spe-

cific plan or other planned development mechanism to achieve the
potential integrated design that can be realized in this key mixed-use dis-
trict.

7. Enbance the regional identity of this district with a mix of public and
quasi public uses to create a regional cultural attraction:
a) Assure that the Eighth Street Bridge serves as a major gateway to the
Fort Ord Dunes State Park from the former Fort Ord.
b) Consider incorporating into this district a Visitor/Cultural Center
that creates a regional identity for the Town Center and retaining an en-
clave of typical military wood structures to promote the Fort’s history and
contribution to the Monterey Peninsula. -

Del Monte Mixed Use District

The Del Monte mixed-use district is located on the extension of Del
Monte Boulevard north of the 12th Street Gate and shares a boundary
with the existing City of Marina Neighborhoods Planning area, including
Patton Elementary School. This district is an extension of the existing
commercial uses within the City of Marina and will provide the transition
to the new Town Center for Marina. It is visible from the State Highway
1 Scenic Corridor.

Many uses are appropriate to this location and would be permitted in the
mixed-use designation, including: residential, office, and retail.

Projected Land Uses:

Retail and Service Land Use. The Ultimate Development Plan allocates 28
acres for Neighborhood Retail uses to accommodate approximately
305,000 sq. ft. within Marina.

Open Space Land Use. Up to five acres are designated for Habitat Manage-
ment.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Marina is encouraged to:

1. Incorporate into this district an open space feature west of Del Monte
Boulevard that serves as a “community separator” and gateway to the new
Town Center and distinguishes this district from the “strip retail” charac-
ter of development along the existing length of Del Monte Boulevard.

2. Provide an appropriate transition to the adjacent elementary school to
minimize noise and safety conflicts.
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3. Take advantage of the opportunity to redevelop the adjacent housing at
Patton Park to provide appropriate connections, transitions and potential
incorporation of these lands into a single project.

Marina Village District -
This district is at the heart of the Town Center Planning Area. It is an-
ticipated that a variety of land uses will be developed to provide a
pedestrian-oriented mixed-use “urban village” with office uses, housing,
community parks, neighborhood shopping, and public education facilities.

Projected Land Uses:

Office Park | R&D Land Use. About two acres are projected accommodating
30,000 sq. ft. supporting office and research and development uses.
Residential Land Use. About 80 acres are projected for 710 units of mixed-use
housing types ranging from small-lot single family dwellings to higher
density attached and multi-family units.

Retail and Services Land Use. About seven acres are projected for a neighbor-
hood center which would provide the focus for the village mixed-use
development.

Open Space Land Use. A 40-acre community park is reserved at the former
Fort Ord equestrian center.

Public Facilities and Schools Land Use. 66 acres are reserved for public facilities
including a reserve for an internal roadway system to serve the Village.
Major institutional uses include an 18-acre site for the For Ord Campus of
the Monterey Peninsula College, and the Monterey Institute for Research
and Astronomy (MIRA). A number of other Public Benefit Conveyance
requests are located within this District and will contribute to the fine
grain and diverse character of the Urban Village.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Marina is encouraged to:

1. Promote a pattern of development that subdivides the large land resource
into blocks to allow for convenient and publicly accessible circulation in a
manner that creates an Urban Village character with a mix of uses and
lively streetscape.

2. Create a central focus for the Village where retail and service uses are con-
centrated in a fine grain typical of historic “main-streets.”

3. Take advantage of the transit accessibility represented in the Multi-Modal
Corridor by integrating transit into the Village setting. Incorporate a po-
tential transit station into the long-range planning for this District.
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4. Prouvide well-designed, pedestrian-oriented streetscapes that accommodate
automobile, bicycles, and truck deliveries.

5. Prepare a master landscape plan for the district that integrates street trees,
pedestrian-scaled lighting, graphics, and furnishings.

6. Incorporate the historic Parade Ground and center of the MPC campus
into the district’s open space system to reinforce the civic qualities of this
major public benefit.

7. Utilize the existing equestrian center site as a major community open space
for the district to provide recreational amenities for the residents and es-
tablish a gateway to CSUMB. -

8. Coordinate development within this district with the preparation of a spe-
cific plan or other planned development mechanism to achieve the
potential integrated design that can be realized in this key mixed-use dis-
trict. Provide design guidelines to address architectural qualities, building
massing and orientation, parking, fencing, lighting, and signage. s

University Office Park | R&D District

The University Office Park/R&D District is located between the former
equestrian center and land fill sites. This district is on the boundary of
CSUMB and easily accessible from the Imjin corridor and Intergarrison
Road. The district also includes two public benefit conveyance requests
south of the Intergarrison/8th Street corridor and imbedded in the
CSUMB campus lands.

This district is situated to take advantage of the market support and iden-
tity created by the CSUMB campus and the retail and services provided in
the adjacent Marina Village.

Projected Land Uses:

Office Park | R&D Land Use. 65 acres are projected in the City of Marina and
will accommodate approximately 563,000 sq. ft. of Office/R&D land use.
Public Facilities and Schools Land Use. Six acres are reserved for Golden Gate
University and 23 acres for Marina City Corporation Yard south of the
Intergarrison/8th Street corridor.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Marina is encouraged to:

1. Extend the street pattern to connect this district with the adjacent Marina
Village and provide a block pattern with a compatible scale and grain.
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2. Orient development at the boundary with the former land fill to incorpo-
rate the views and open space amenities to the adjacent protected habitat
and define the gateway to CSUMB.

3. Orient development and provide pedestrian-oriented improvements to
take advantage of the transit potential in the Multi-Modal corridor.

4. Integrate any corporation yard activities that are included in a PBC north
of the Intergarrison/8th Street corridor into the coordinated development
of this District. Consider adjusting the boundaries of the PBC to facilitate
a well-designed facility that promotes the value of the adjacent lands.

5. Coordinate development within this district with the preparation of a spe-
cific plan or other planned development mechanism to achieve the
potential integrated design that can be realized in this key mixed-use dis-
trict. Provide design guidelines to address architectural qualities, building
massing and orientation, parking, fencing, lighting, and signage.

3.8.4 Marina Airport Planning Area

The Marina Airport Planning Area contains five districts: 1) Municipal
Airport District; 2) Light Industrial/Technology Center; 3) North
Airport Light Industrial Tech Center; 4) UCMBEST Cooperative Plan-
ning District; and 5) Habitat Management District.

Marina Municipal Airport District ;

The airport district has several existing structures which the City is leasing
within the airport itself. This area and the adjacent Light Indus-
trial/Technology Center are both served with existing infrastructure
providing limited capacity for early reuse. The Airport District can be
accessed from Reservation Road via Imjin Road.

Projected Land Uses:

Business Park/Light Industrial Land Use. Approximately 60 acres are projected
for this type of use, accommodating 340,000 sq. ft.

Public Facilities Land Use. Approximately 256 acres are reserved for aviation-
related activities.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Marina is encouraged to:

1. Retain the industrial character of the existing hangers and warehouses
with rebabilitation, reuse and infill development.
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2. Identify the Imjin/Reservation intersection as the main gateway to the
faciliry.

3. Provide for a direct connection to Blanco Road for this facility to reduce
traffic impacts on Reservation Road.

Light Industrial/Technology Center District

This district lies between the Airport and the UCMBEST Center. Because
of the existing airport and planned airport operations and the proximity
to the Salinas Valley agricultural activities via Blanco Road, these loca-
tions are well poised to capture the light industrial/business park market.

Projected Land Uses:
Business Park/Light Industrial Land Use. Approximately 48 acres are projected
for this use accommodating 421,000 sq. ft. of this use.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Marina is encouraged to:

1. Coordinate development to promote the design qualities, pedestrian vital-
ity, and visual appearance at the interface with the adjacent UCMBEST

Center.

2. Visually screen large outdoor working or storage areas from public road-
ways or adjacent development districts.

3. Incorporate noise mitigation measures to manage industrial activities to
minimize potential adverse effects on sensitive research and development
uses in the adjacent UCMBEST District.

4. Prouide for a direct connection to Blanco Road for this district to reduce
traffic impacts on Reservation Road.

North Airport Light Industrial Tech Center District

This Center represents a more long term opportunity because it is not
within the existing infrastructure core area and industrial development
would require both a connection to Blanco Road and a second outlet
across Armstrong Ranch to the north. (Note: this site has been identified
as an "opportunity site" for visitor serving uses.)

311




FORT ORDREUSEPLAN

Projected Land Uses:

3usiness Park|Light Industrial Land Use. 113 acres are projected accommodating
approximately 1.4 million sq. ft. of potential light industrial and business
park land use.

Visitor-Serving Land Use. 200-room hotel with a golf course on a total of 222
acres is projected.

General Development Character and Design Objectives - To Qchieve the com-
munity design vision, the City of Marina is encouraged to:

1. Orient development to take advantage of the scenic qualities of this loca-
tion with views to the Pacific and the Salinas Valley.

2. Establish a maximum building height related to an identified mature
landscape beight to retain the visual line of the bluffs as viewed from the
State Highway 1 Scenic Corridor and the Salinas Valley.

3. Maintain a minimum setback from the top of the bluff above the valley to
retain the native vegetation and provide for a continuous bluff top trail.

4. Provide development standards that protect the interface with the adjacent
protected habitat.

5. Coordinate development with planning for Armstrong Ranch to provide
for a continuous circulation route north to Del Monte Boulevard.

Habitat Management District

The habitat management district is comprised of all of the City’s lands in
the planning area that are included in the HMP for habitat protection.
These areas include riparian habitat adjacent to the Salinas River and the
coastal chaparral community conveyed as part of the Marina Municipal
Airport lands. For coordination purposes, the District also includes the
adjacent habitat conveyed to the University of California as part of the
UCMBEST Center. (See Habitat Management Plan discussion in Section
4.4.3 of the Conservation Element.)

Projected Land Uses:

Habitat Management Land Use. 170 acres in habitat conservation conveyed to
the City of Marina and 409 acres conveyed to the University of Califor-
nia. (See Habitat Management Plan discussion in Section 4.4.3 of the
Conservation Element.) :
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University of California | UCMBEST Center Cooperative Planning District

The UCMBEST Cooperative Planning District is portion of the Univer-
sity’s lands in the City of Marina northwest of Blanco and Reservation
Road. The property includes a portion designated for development as
well as a significant habitat reserve.

Projected Land Uses:

Office Park | R&D Land Use. 113 acres are projected for this use and will ac-
commodate approximately 1.38 million sq. ft. of Office / R&D land use.
Retail and Service Land Use. 10,890 sq. ft. are projected.

Visitor Serving Land Use. A 150-room hotel is projected.

Habitat Management Land Use. As noted above, UCMBEST is comprised of an
additional 409 acres reserved for habitat and managed by the UC NRS.
(See Conservation Element in Section 4.4.3.)

General Development Character and Design Objectives - To achieve the com-
munity design vision in the City of Marina, UCMBEST is encouraged to:

1. Coordinate development to promote the design qualities, pedestrian vital-
ity, and visual appearance at the interface with the adjacent Light
Industrial/Technology Center District.

2. Enbance the visual identity and imagery for UCMBEST as viewed from
the major circulation corridors, including Reservation Road and Blanco
Road.

3. Establish a maximum building height related to an identified mature
landscape height to retain a compatible relationship with the regional
landscape character.

4. Provide primary access from Reservation Road to promote the role of this
arterial as a distribution link in the nerwork.

5. Provide for a direct connection to Blanco Road for rbzs district to reduce
traffic impacts on Reservation Road.

6. Provide development standards for the interface with the NRS lands to
protect the habitat resources.
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3.9  CITY OF SEASIDE PLANNING AREAS AND DISTRICTS

The City of Seaside contains three Planning Areas: 1) CSUMB Planning
Area; 2) University Planning Area; and 3) Seaside Residential Planning
Area. (See Figure 3.9-1 which illustrates the Planning Areas for Seaside
and the subdivision into the various Districts.) The land reserves and pro-
ject development capacity for each District are summarized in Table 3.9-1,
City of Seaside Land Development Intensity Summary,

3.9.1 CSUMB Planning Area

The amount of CSUMB land in Seaside is approximately 322 acres and is
expected to accommodate academic, administrative, student housing, and
other support facilities. For planning purposes, the Reuse Plan assumes
that one half of the projected total of 5,100 student units planned for the
campus are located within the City of Seaside. The balance is assumed to
be located in the Marina portion of the CSUMB campus.

Access to the Seaside portion of the campus will be from the upgraded

2nd Ave/Del Monte Extension arterial on the west and from Gigling
Road on the south.

General Development Character and Design Objectives - To achieve the com-
munity design vision in the City of Seaside, CSUMB is encouraged to:

1. Coordinate with Seaside to create a well-designed gateway at Light Fighter
Drive.

3.9.2 University Planning Area

The University Planning area is on the southern perimeter of the CSUMB

campus and has been defined to coordinate all of the surrounding land .

planning and development issues that will involve coordination with the
Campus. This Planning Area includes four districts: 1) Gateway Re-
gional Entertainment Center; 3) POM Annex Retail and Services; 4)
University Village with DFAS; and 5) Community Park.

Gateway Regional Entertainment District

This important gateway straddles both sides of the Main Gate interchange
at State Highway 1 and is one of the primary entrances to CSUMB and all
of the former Fort Ord. The district is identified as a location for an en-
tertainment-oriented regional retail center. A portion of this district is
included in the lands to be incorporated into the Fort Ord Dunes State
Park. This portion of the Park will serve as a vehicular entrance and
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Table 3.9-1
City of Seaside
Land Development Intensity Summary Table
The "Land Use Capacity” is a projected development yield based on anticipated market absorption, land characteristics, and community vision. The capacities
indicated are intended to provide a general guide to assist in land resource management and infrastructure committments and financing. The precise mix of uses
is expected to vary in response to market conditions and FORA actions. The aggregate totals provide a "not-to-exceed envelope” of develop within the former Fort Ord.
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queuing location for managing RV arrivals. Additionally, approximately
28 acres have been set aside near the Main Gate interchange to enhance the
visual gateway to this district along the State Highway 1 Scenic Corridor.

Projected Land Uses:

Retail and Services Land Use. The property has a projected development capac-
ity of approximately 477,000 sq. ft., on approximately 44 acres for
regional retail activities.

Open Space Land Use. A total of 42 acres are reserved for open space and rec-
reational uses. :

Development and Character Guidelines - To achieve the community design
vision, the City of Seaside is encouraged to:

1. Take advantage of the Highway visibility and accessibility to establish an
entertainment-oriented regional retail center.

2. Coordinate development of the regional retail center with the adjacent
development in Marina. Provide for continuous vebicular and pedestrian
connections to the Intermodal Center.

trols are implemented to manage the RV arrivals.

4. Coordinate development within this district with the preparation of a
Gateway Corridor Specific Plan that provides for an integrated gateway
design concept to the former Fort Ord and CSUMB.

5. Protect the visual qualities of the State Highway 1 Scenic corridor:

a) Maintain a minimum 100-foot development setback from the High-
way ROW that permits the establishment of a continuous landscape
character. Provide for a master landscape plan to reinforce the conti-
nuity of the regional landscape using such materials as Monterey
Cypress and Monterey Pines along the scenic Highway corridor set-
back.

b) Designate a scenic corridor design overlay area between State Highway
1 and Del Monte Boulevard/North South Road.

¢) Establish a maximum building height related to an identified mature
landscape height to accommodate higher intensity land uses appropri-
ate to this Town Center location without detracting from the regional
landscape character of the State Highway 1 Scenic Corridor.

d). Provide design guidelines to address architectural qualities, building
massing and orientation, parking, fencing, lighting, and signage.
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University Village District

The Seaside University Village is poised to become an important commu-
nity focus in the 2015 horizon. In the near term, this district will benefit
from: 1) the areawide roadway improvements in the Gigling corridor an-
ticipated in this period; 2) the surrounding activity generated by CSUMB;
and 3) the adjacent reconfigured POM Annex. It is anticipated that the
Seaside University Village could provide an important gateway function
for CSUMB as well as significant concentration of neighborhood retail,
business and personal services. This is one of the best and most central lo-
cations for a neighborhood retail center at the former Fort Ord.
Additionally, convenience retail centers can be phased to enliven this
mixed-use district.

Projected Land Uses:

Residential Land Use. A housing program of 540 units at densities ranging
from small lot single family at 5-10 Du/Ac to attached town homes at 10
Du/Ac and multi-family attached housing at 20 Du/Ac will provide an
appropriate mix to complement the non-residential uses.

Retail and Service Land Use. A total of 32 acres are projected for neighbor-
hood and convenience retail and service land uses accommodating
approximately 347,000 sq. ft. of development.

Public Facilities Land Use. Approximately 19 acres are reserved to accommo-
date the 750 employees at the DFAS, located in the former Fort Ord
Military Hospital. Approximately ten acres are reserved to accommodate
requested public benefit conveyances for educational facilities; approxi-
mately ten acres are reserved for use by the U.S. Army. An additional 20
acres are projected for internal roads.

Open Space Land Use. A five-acre neighborhood park is reserved to serve the
residents of the Village.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Seaside is encouraged to:

1. Promote a pattern of development that subdivides the large land resource
into blocks to allow for convenience and publicly accessible circulation in
a manner that creates an Urban Village Character with a mix of uses and
a lively streetscape.

2. Create a central focus for the Village where retail and service uses are con-
centrated in a fine grain typical of historic “main-streets.”

3. Provide well-designed, pedestrian-oriented streetscapes that accommodate
automobiles, bicycles, and truck deliveries.
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4. Prepare a master landscape plan for the district that integrates street trees,
pedestrian-scaled lighting, graphics, and furnishings.

5. Coordinate development within this district with the preparation of a spe-
cific plan or other planned development mechanism to achieve the
potential integrated design that can be realized in this key mixed-use dis-
trict. Work with wvarious public benefit requests. in this district to
eliminate impediments to coordinated reuse. Coordinate development
within this district with the preparation of a specific plan or other planned
development mechanism to achieve the potential integrated design that
can be realized in this key mixed-use district. Provide design guidelines to
address architectural qualities, building massing and orientation, parking,
fencing, lighting, and signage.

POM Annex Retail and Services District
The POM Annex area currently accommodates the Post Exchange (PX)
and other services for the military families and residents.

Projected Land Uses:
Retail and Services Land Use. 67 acres are retained the POM Annex area.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Seaside is encouraged to:

1. Identify ways by which the operations at the PX can contribute to the vis-
ual attractiveness of the Gateway and Village Districts.

2. Work with the U.S. Army to participate in a coordinated management
program for retail development and activities at the PX district to inte-
grate them in joint marketing and signing compatible with the Gateway
and Village Districts.

Community Park District

This District is designated as a community park that encompasses an un-
developed area adjacent to the DFAS. The topography is gently rolling
and significant portions of the designated park are covered in oak wood-
land. The park is accessible from Gigling Road and is located in the
center of the University Planning Area, providing a large park area for
CSUMB, University Village residents and the POM Annex residents.

Projected Land Uses:
Open Space Land Use. A 50-acre community park is projected.
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General Development Character and Design Objectives -
See Section 4.3, Recreation and Open Space Element.

3.9.3 Residential Planning Area

- The Seaside Residential Planning Area contains five planning districts: 1)

New Golf Course Community; 2) Visitor-Serving Hotel and Golf Course;

~ 3) Reconfigured POM Annex Community; 4) Planned Residential Exten-
~ sion; and 5) Community Park. :

New Golf Course Community District

Development of the New Golf Course Community District is contingent
on the reconfiguration of the existing POM Annex so that the U.S. Army
residential enclave is located totally to the east of North-South Road. The
new Golf Course Community District will surround the two existing golf

~ courses. The District encompasses the existing 291-unit Sun Bay apart-

ment complex on Coe Road and envisions the replacement of the

" remaining housing units in order to provide a new golf-oriented commu-

nity with a range of housing types. The district is designated as SFD
Medium Density Residential.

Construction could commence in the early years on the southern portion
of this area and extend into the existing POM Annex when the lands are
available. It is anticipated that the lands would be sufficient to meet tar-
geted housing needs throughout the 2015 horizon and be completed by
the end of this planning period.

Projected Land Uses:

Residential Land Use. The residential land use is projected to total approxi-
mately 3,000 units on 531 acres at an average density of 5.6 Du/Ac. In
addition, the 291 existing units at Sun Bay are located on approximately
24 acres at an average density of 8.6 Du/Ac. The District is designated
medium density and high density residential.

Retail and Services Land Use. Two 1-acre opportunity sites are projected to
provide up to a total of approximately 22,000 sq. ft. of convenience retail
and services.

Public Facilities and Schools Land Use. A total of 76 acres are reserved for the
three existing schools in this district.

Open Space Uses. Ten acres are reserved for neighborhood parks. (See Sec-
tion 4.3 Recreation and Open Space element.)

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Seaside is encouraged to:
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1. Integrate the new residential development around the golf course in a way
that optimizes the golf course frontage and views to this significant open
space amenity. Consider rerouting the courses into the adjacent residential
lands and find opportunities to integrate new residential development
within the existing golf course area to improve the integration of the
amenity into the new community.

2. Provide a development setback and landscaped buffer along the Highway
scenic corridor frontage to minimize noise intrusion into the residential
neighborhoods and enhance the State Highway 1 Scenic Corridor. Provide
for a master landscape plan to reinforce the continuity of the regional

landscape using such materials as Monterey cypress and Monterey pines
along the scenic highway corridor setback.

3. Maintain the continuity of a roadway collector through the district to dis-
tribute trips north and south. (See Circulation Framework.)

4. Provide retail and business services at strategic gateways to the new com-
munity.

Visitor-Serving Hotels and Golf Course District

This District includes a total of 800 new hotel rooms built in phases to
enhance two existing champion level golf courses (36-holes total). The
golf courses make this District the strongest market for a resort hotel at
the former Fort Ord in the initial years and this is likely to be the first
hotel opportunity realized.

Projected Land Uses:
Visitor-Serving Land Use. A total of 375 acres are in this district and the plan
projects 350 acres for the golf course and 25 acres for hotel sites.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Seaside is encouraged to:

1. Site the 800 hotel rooms in several buildings to reduce the scale of the proj-
ect and its visual intrusion into the State Highway 1 Scenic Corridor.

2. Establish a maximum building height related to the mature landscape
beight of the trees in the golf course areas.

3. Establish bulk and massing criteria to integrate the structures into the ex-

isting topography and landscaped setting so as to minimize grading and

tree removal.
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Reconfigured POM Annex District

The Reconfigured POM Annex district includes approximately 1000 exist-
ing units on 344 acres in the POM Annex and an additional 302 acres of
surrounding, vacant land that is intended to be developed for housing to
replace the POM Annex housing west of North-South Road.

Projected Land Uses:

Residential Land Use. 646 acres are included 1in the district.

Public Facilities and Schools Land Use. A total of 69 acres are reserved for the
elementary school and administrative uses for the MPUSD and the adja-
cent Bachelor Officer Quarters. In addition, lands are reserved within the
new POM Annex to accommodate required basewide infrastructure. (See
the Public Facilities Plan in Appendix B in the Business and Operations
Plan.)

Planned Residential Extension Districts

Three different locations provide an opportunity to directly extend the
existing residential fabric of Seaside east onto the former Fort Ord proper-
ties. These three locations will be ultimately bounded on the east with a
major arterial that will provide access to the future SR 68 alignment
planned along the southern perimeter of the former Fort Ord. A signifi-
cant neighborhood retail center is located in this District serving the
existing Seaside community and all of the planned residential neighbor-
hoods on the south side of the former Fort Ord. Additionally, there is a
large community park planned to serve this new community.

Projected Land Uses:

Residential Land Use. There are 195 acres designated for residential land use
providing up to a projected 1,214 new dwelling units. The locations are all
designated as SFD Medium Density Residential.

Retail and Service Land Use. There are 26 acres projected to be in neighbor-
hood retail land use providing up to 283,000 sq. ft.

Open Space Land Use. Seven acres are reserved for a neighborhood park. (See
Section 4.3, Recreation and Open Space Element.)

Development and Character Guidelines - To achieve the community design
vision, the City of Seaside is encouraged to:

1. Integrate each of these residential neighborhoods into the existing fabric of
the City by providing continuity in residential streets, pedestrian paths
and bicycle routes.

2. Incorporate the overhead electric power lines ROW into a neighborhood
serving open space resource.
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3. Consider providing centralized equestrian facilities as amenities for the
new neighborhoods to take advantage of the trails within the adjacent
BLM lands.

4. Coordinate the future design of the boundary arterial to provide for con-
venient trail crossings. (See Section 4.3, Recreation and Open Space
Element.)

Community Park District

The Community Park Distinct is located at the City boundary and will
serve the Planned Residential Extension Districts. The park is located to
also provide convenient access to the BLM recreation lands for the exist-
ing neighborhoods in Seaside. The park will serve as a regional trail head
and accommodate equestrian trails and facilities.

Projected Land Uses:
Open Space Land Use. A 25-acre community park is projected to serve exist-

ing and new Seaside community residents.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the City of Seaside is encouraged to:

See Section 4.3, Recreation and Open Space Element
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3.10 COUNTY OF MONTEREY PLANNING AREAS AND DISTRICTS

The Monterey County Planning Area contains seven areas: 1)Fort Orc
Dunes State Park; 2)Reservation Road Planning Area; 3) Eucalyptus Roac
Planning Area; 4) South Gate Planning Area; 5) York Road Planning
Area; and 6) BLM Habitat Management/Regional Recreation Area and ¢
recreation and habitat protection area. See Figure 3.10-1 which illustrate:
the Planning Areas for the County and the subdivision into the variou:
Districts. The land reserves and project development capacity for eack
District is summarized in Table 3.10-1, Monterey County Land Develop-
ment Intensity Summary.

3.10.1 Fort Ord Dunes State Park Planning Area

The California DPR is preparing a Master Plan, as required by state law,
for the coastal lands west of State Highway 1. The State is a responsible
agency for habitat management and restoration of sensitive coastal envi-
ronments under the HMP. The DPR is also planning for visitor-serving
uses in the coastal area including hiking, camping, day use activities, and
resort accommodations. The State Park will also include base-wide infra-
structure facilities.

Projected Land Uses:
Open Space Land Use. 919 acres are reserved for park and open space which

- will be managed for habitat restoration and limited visitor-serving activi-

ties.

. Visitor-Serving Land Use. 59 acres are reserved for use as a limited service re-

sort facility accommodating 40 rooms.
Public Facilities Land Use. 23 acres are reserved for use to accommodate a fu-
ture desalination plant.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the California DPR is encouraged to:

1. Enbance the visual character of the State Highway 1 Scenic Corridor with
detailed siting, grading and design plans and landscaping programs that
minimize the visual intrusion of buildings and large paved areas for
overnight RV vebicles and campground parking.

2. Work with the City of Marina to incorporate a visitor center and gateway
function into the 8th street Visitor/Cultural Center within Marina’s
Town Center Planning Area. Establish the 8th Street bridge as a major
access point to the state park. '

31z




PLANNING AREAS
AmD
DisTRICTS

FORT ORD DUNES STATE PA

RESERVATION ROAD PL ll'llﬁ MEl
MBEST Cooperative Planning District

Univ. Calduml: Hahlal Rem
Eant G:rnmn Dmm:l

) YmnhC:mponﬂ e
. Counlyli.\hmMm:gcm Dmmt o

EUCALYPTUSROAD PLANNINGAREA
_ University Corporate Center
Residential/Recreational District

SOUTH GATE PLANNING AREA
Visitor Servmg Hotel & Gdf Conm Dlnn(t

Offfice Park R&D District

'I'BIIIIIMII Pllﬂ lﬁm# e
OlflcePWRﬂr.D Dmm:l: e
Cnmmuntty Park on R \l‘

BLM I.mcls o
POST Din rlﬂ
Augmcaumn of ‘rocl Scl:nnl

~ Augmentation of Laguna Seca qun:l Park

MERS!T'I' flil“ﬂ IIIEI
CSUMB {County)
County Recreation/Habirat
 County Recreation

TOTALS

Au;mmmonnl']lcynm!?u.i o

Land Development Intensity Summary Table

Tabls 3.10-1
Monterey County

The “Land Use Capacity” is a projected development yield based on anticipated market absorption, land characteristics, and community vision. :
The capacities indicated are intended to provide a general guide to assist in land resource management and infrastructure committments and financing.
The precise mix of wses is expected to vary in response to market conditions and FORA actions. The aggregate totals prmde a

*not-to-exceed envelope” of development within the former Fort Ord.

 PLANNED LARD USE & ITENSITY LAND AREA sad RESERVES fn scroe) T PROJECTED DEVELOPMERT CAPACITY
‘Gross | Dovelopment td P8 OS. | Hob Mgt r.u-J Acrsege Profoctd |Unite
L I | I ST TS I
Jow [ wa | osme | [ B 1 | | y | [ 59 | [uxresvistorserving [ ofrooms |
“a9 | oxsEar | mx - 10 30 acres O/R&D (polygon 9b) 459,667)SF
030FAR 267acres O/R&D (polygon 73) | 3,172,372|SF
186 | WA | HibiaMgp ) 167 167 acres habitat mgt. I
1 | a0FAaR | Mx ] ss1 70 acres BR/LI " 609,840(SF
25 acres 217,800 |SF
s Sacresspec.retall | SAM6HSE
—;niii:c_lf-;.‘jl_n;it'_' B T 125 125 acres youth camp T o _
] | 1w | 376 acres habitat mgr. o
| - " 209 acres office/RED LeserIsF
946 025FAR 200 1 acre convenience retail 10980/sF
1-5DU'Vacre SFD-low 520 acres housing & 200 3,184|DU's
acres of open space reserve
I Bovarbods. . i b 200 ooms,
o e e e
195 5FAR S acres convemience retall | | 30,000[SF
I . N & Barahod 300]rooms _
0 | asEAR | offcemad | | 3 | B W ORKD | asawfsE
o Nacres-FrogPond | 0 '
E - I W7 xres O/RED 413,000[SF
| B pSacrescommunitypurk | 0|
N 15,058 15058 cres habivamgt, | of i
] 39 39 acres Public Facility N
/ | & 67 acres Environ'l Education o
592 N/A OS/Rec. | | s | [ [s92 scres RegionalReen | o]
. : J S e e e St e s e
806 | 5-10 DU's/acre [Public Fac/ Instiv'l Tw [T [T 49 acresuniv. housing | 3,093|pUrs
30 0.25 FAR _Hﬂﬂ(:l M:‘t' } 141 ) l‘ﬂ 1 acre convenience retail lom SF
w | n | o 301 R iy i
21,635 2072 16,314 34 6,277 DU's
6,776,952 SF
640 Rooms

" 03SFAR
8.7 FAR
N/A

0FAR
.25 FAR
ASFAR

ISFAR
A5 FAR
4.4 DU's/acre

N/A

4 FAR
N/A

" J0FAR
. N/A

D6FAR
N

N/A

e DR
N/A
N/A

f-;.I units/acre
0.25 FAR
0.25 FAR







FORT ORD REUSEPLAN

3. Manage the traffic impacts of the potential queuing of RV wvebicles arriv-
ing at the Main Gate Intersection.

The CSUMB/Recreational Planning Area is located in a central position
that will dramatically affect the potential surrounding development. It
consists of three major resources: 1) the lands conveyed or subject to fu-
ture public benefit conveyance to CSUMB; 2) the former land fill site that
is expected to be conveyed to the University of California for the pur-
poses of habitat protection and management of the land fill clean up
activities initiated by the U.S. Army; and 3) the planned Marina commu-
nity park that is composed of two areas north and south of Intergarrison
Road and is subject to a public benefit conveyance request.

' 3.10.2. CSUMB/Recreational Planning Area

-t CSUMB Planning District

‘SUMB/Recreational Planning Area The County portion of the CSUMB lands totals approximately 806 acres
and is comprised of the existing residential area and a reserve area for fu-
ture development needs of the campus. The existing housing area is
designated Medium Density residential and is identified as an opportunity
site for residential infill. The development reserve for the campus extends
from the Seaside City limits to the extension of Gigling Road at the east.
A portion of these lands is also identified as a residential infill opportu-

nity.

Projected Land Uses:
Schools/University Land Use. All 806 acres of the County portion of CSUMB
lands are reserved for academic, administrative, and support uses including

residential uses. A 13-acre site (Polygon 10a) has been conveyed to the
MPUSD for a future elementary school.

Residential Land Use. Two portions of the CSUMB lands are designated for
specific residential land uses at a development intensity of 5 to 10 Du/Ac:

e The eastern end of the main campus (Polygon 16) is 140 acres and des-
ignated as a Residential Infill Opportunity that will provide
approximately 1,120 units reserving 20% of the gross area for open
space.

e The area north of Intergarrison (Polygon 10) is 425 acres and is cur-
rently developed with 1,253 units. This area is designated as a
Residential Infill Opportunity that will provide approximately 720
units, reserving 20% of the gross area for open space.

e The projected total residential development is approximately 3,100
units.
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Open Space Land Use. 36 acres are reserved for park and recreational uses and
32 acres are reserved for habitat management.

General Development Character and Design Objectives - To achieve the com-
munity design vision, CSUMB is encouraged to:

1. Integrate the Intergarrison Road corridor into the camp.us as a major rec-
reational trail.

2. Treat the Intergarrison/Gigling intersection as a major gateway to the
campus '

Monterey County Recreational/Habitat District

This District is comprised of two areas. The larger, approximately 340
icres, is the former land fill site. The smaller, approximately 88 acres,
stretches both north and south of Intergarrison road. Both of these areas
ire reserved for a combination of habitat protection and recreational uses.

rojected Land Uses for the Former Land Fill:

Jpen Space/Recreation Land Use. 141 acres are reserved for park and open
;pace at the former landfill site. This represents the area included in the
>lanned land fill cap. Region-serving recreation facilities, such as an am-
shitheater, are appropriate at this location.

{abitat Protection. 142 acres are reserved for habitat management, including
10n-invasive and controlled passive uses such as hiking and equestrian
Jpportunity Sites. The land fill cap provides an opportunity to locate a
-ange of commercial recreational uses, including a golf course, a region-
erving equestrian center and a convenience retail center for up to 10,980

q.fr

’rojected Land Uses for the City of Marina Community Park:

)pen Space/Recreation Land Use. A total of 70 acres are reserved for active
-ecreational use on portions both north and south of Intergarrison Road.
Che facilities will be incorporated into the existing oak woodland and
‘haparral landscape.

labitat Protection. A total of 18 acres are reserved for protected habitat
nanagement.

Ipportunity Sites. The portion south of Intergarrison Road is designated as
n opportunity site for an equestrian center and a convenience retail cen-
er for up to 10,980 sq. ft.. '
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General Development Character and Design Objectives -
See Section 3.4, Recreation and Open Space Element.

3.10.3 Reservation Road Planning Area

' This area extends along Reservation Road and includes five districts: 1)
- UCMBEST Cooperative Planning District; 2) UC Habitat Management
" District; 3) East Garrison District; 4) Youth Camp District; and 5)

County Habitat Management District.

UCMBEST Cooperative Planning District

The County portion of the UCMBEST Planning District includes two
major sites. The larger site is approximately 267 acres and is located at the
bluff top above the Salinas Valley. The second site is located south of
Reservation Road and includes a development area of approximately 30
acres and a habitat management area of 167 acres.

Projected Land Uses:

Office/R&D Land Use. Two separate parcels are projected for use as office park
and research and development activities: 267 acres supporting approxi-
mately 3.2 million sq. ft.; and 30 acres supporting approximately 460,000
sq. ft..

General Development Character and Design Objectives - To achieve the com-
munity design vision in the County, UCMBEST is encouraged to:

1. Enbance the visual identity and imagery for UCMBEST as viewed from
the major circulation corridors, including Reservation Road and Blanco
Road.

2. Establish a maximum building beight related to an identified mature
landscape height to retain the visual line of the bluffs as viewed from the
Scenic State Highway 1 Corridor.

3. Maintain a minimum setback from the top of the bluff above the valley to
retain the native vegetation and provide for a continuous bluff top trail.

4. Provide primary access from Reservation Road to promote the role of this
arterial as a distribution link in the network.

5. Provide for a direct connection to Blanco Road for this district to reduce
traffic impacts on Reservation Road.
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5. Provide development standards for the interface with the NRS lands to
protect the habitat resources.

Iniversity of California Habitat Reserve District
Che UCNRS will manage the Habitat for educational purposes in the Dis-
rict. (See Section 4.4 Conservation Element.)

'rojected Land Uses: _
fabitat Management Land Use. 167 acres are projected for habitat manage-
nent.

:ast Garrison District

“he East Garrison District area is designated as a "Planned Development
Aixed Use District." The District is a total of approximately 751 acres.
“he HMP, however, limits development at the East Garrison to 200 acres.
“he remaining lands will be reserved in habitat management.

“he Reuse Plan provides for a range of uses to accommodate competing
isions for the development of this District.

'rojected Land Use as a Mixed Use Urban Village and Employment Center

\ development concept under evaluation by the County envisions a
aixed-use development that utilizes the historic East Garrison as a focal
oint for an Urban Village. The program elements include:

East Garrison Village

1. An Arts District with live/work studios, gardens and ga.llenes in-
corporated into the historic structures.

2. A new Residential neighborbood with convenience retail and serv-
ices built within the historic district to augment the live/work
resources.

3. A Monterey County Agricultural Showcase located adjacent to the
historic parade grounds and overlooking the Salinas Valley. The
Showecase could feature a culinary academy, specialized restaurants,
micro-brewery, specialty food and wine facilities, etc.

4. Shared Open Space Features within the Village include the
“Village Green” and common meeting room in the historic chapel,
agricultural demonstration gardens, common exhibition space for
the arts community, and neighborhood recreation facilities.

Employment Center

1. Office/RE&D Land Use. Approximately 32 acres would be located
at a site adjacent to the UCMBEST Center.

136

FRAMEWORK




FRAMEWORK

FORT ORD REUSEPLAN

2. Business Park/Light Industrial Land Use. Approximately 37
acres would be located in the disturbed lands west of the historic
parade ground.

Conservation Area
1. Visitor-Serving Land Use. 150-room “spa” hotel on ten acres and
a winery annex located on 33 acres at the former Ammunition
Supply Post (ASP).
2. Habitat Management Land Use. The approximately 550 acres not
- incorporated into the development plan would be protected habi-
tat as provided for the HMP.

Projected Land Use as the POST Facility

Monterey Peninsula College District has submitted a public benefit con-
veyance request for reuse of the East Garrison as a Police Officer Safety
Training Center (POST). This request has been approved by the De-
partment of Education. If granted, it would allow MPC to continue the
POST-related training activities which it has been conducting at East Gar-
rison for California State Parks personnel and others for some years.

There is a conflict between this PBC and a portion of the Youth Camp
PBC in the adjacent Polygon 17b.

The POST Center would utilize the existing facilities on the approxi-
mately 200 acres of lands that have been previously developed. The
activities and programs envisioned make use of the substaiiial investment
in training facilities.

Historic Parade Ground District

1. Model Township. Scenario training would be provided for: crime
scene investigation; response to crimes in progress; high risk traffic
stops; accident investigation/reconstruction; and city street defensive
driving. '

2. Parade Ground Activities. Activities would accommodate: State
Parks Encampments, physical training, and a grenade (gas) practice
area.

3. Existing Facilitates. The chapel would be used as a lecture facility; the
former jails would be used in the corrections curriculum; and the ex-
isting chemical (gas) training building, K-9 building, battle simulation
center, range office, and rappelling tower could support training ac-
tivities.
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lutside the Historic Parade Ground District

. Emergency Vebicle Operations. An operations course would be con-
ducted on the large, open paved portions west of the historic district.

. Leadership Reaction Course and skills/team building course. Activi-
ties conducted at existing facilities south of West Gate-Road.

. Practice Ranges. The sheriff’s pistol range and the small arms firing
range would be retained and used in the training programs.

euse Plan Program Assumptions
“he Reuse Plan incorporates a program that combines elements of both

rograms. This permits a realistic staging of development that can be used
1 the 2015 scenario on which the Business and Operations Plan is based.

‘he ultimate development program incorporated into the analyses as-
ames that the POST Center is operating but on a reduced footprint
mited to the activities within the parade ground historic district. The
liminated program elements include the firing ranges and the emergency
ehicle operations.

. complementary employment center program is incorporated into the
wnds outside the parade ground historic district.

euse Plan Projected Land Uses:
usiness Park|Light Industrial Land Use. 70 acres are projected for Business Park

ad Light Industry accommodating approximately 610,000 sq. ft. on the
isturbed lands west of the parade ground.

fficel R&D Land Use. 25 acres are projected to accommodate up to 217,000
1- ft. of office land use adjacent to the UCMBEST Center.

atail and Services Land Use. A five-acre site is projected for a specialty retail
:nter accommodating up to a total of approximately 54,000 sq. ft..

oen Space Land Use. Approximately 551 acres have been reserved for habi-
 management.

iblic Facilities Land Use. Approximately 75 acres are reserved for the POST
.enter, under the direction of the Monterey Peninsula Community Col-
ge District.

zneral Development Character and Design Objectives -
)bjectives will be defined when the development program for this district
determined.

unty Habitat Management District

he County portion for habitat management in this area is under provi-
ons of the HMP. (See Section 4.4, Conservation Element.)
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Projected Land Uses:
Open Space Land Use. Approximately 374 acres are reserved for habitat man-
agement in various locations in this District.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the County is encouraged to:_

See Section 4.3, Recreation and Open Space Element and Section 4.4.3,
Conservation Element.

Youth Camp District

The Youth Camp District located along the southern side of Intergarrison
Road between the East Garrison and a major open space bridge between
the BLM lands and the UCMBEST NRS lands. A public benefit convey-
ance request has been made for the District by the County to establish a
youth camp. Operation of the camp may be contracted to an outside
agency or managed by a county social service agency.

Projected Land Uses:
Public Facilities Land Use. Approximately 125 acres are projected for use in as
a public recreational facility for youth.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the County is encouraged to:

See Section 4.3, Recreation and Open Space Element and Section 4.4.3,
Conservation Element.

3.10.4 Eucalyptus Road Planning Area

The Eucalyptus Road Planning Area is predominately undeveloped and
served by substandard roadways. The west end area includes facilities re-
tained in the Military Enclave and a Public Benefit Conveyance request by
the Monterey Salinas Transit District. It includes two Districts: 1) the
University Corporate Center District; and 2) the Residential / Recrea-
tional Center District.

University Corporate Center District

This area includes the University Corporate Center located along the ex-
tension of Gigling Road. This area is located outside of the core
infrastructure area. However, it is directly adjacent to the planned Salinas
Transit Center and U.S. Army Motor Pool and located along the Gigling
Road extension that is expected to be provided in the earlier stages of de-
velopment. Because of the regional roadway improvements, this location
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will be on the corridor that connects the Main Gate interchange and the
Davis Street connection to Salinas.

Projected Land Uses:

Business Park/Light Industrial Land Use. The University Corporate Center will
occupy approximately 209 acres and accommodate approximately 1.37
million sq. ft. of Business Park/Light Industrial Land Use.

Public Facilities Land Use. Approximately 84 acres are reserved for the Mon-
terey/Salinas Transit Center and for use by the U. S. Army for various
uses, including the U.S. Army motor pool.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the County is encouraged to:

1. Establish site planning, bulk, and massing criteria to integrate develop-
ment into the existing topography and natural babitat so as to minimize
grading and oak tree removal (see Section 4.4.3 Conservation Element.)

2. Coordinate development within this district with the preparation of a spe-
cific plan or other planned development mechanism to achieve the
potential integrated design that can integrate the commercial development
with the adjacent CSUMB campus, Monterey/Salinas Transit Center and
U.S. Army motor pool.

Residential/Recreation Center District

This District is designated to include a significant new residential area at
-he perimeter of the BLM lands and to link the POM Annex residential
district in Seaside with the CSUMB housing areas north of Intergarrison
Road. This district is designated as SFD Low Density Residential in order
:0 provide the flexibility to retain portions of the significant oak wood-
and community. A focal point of this community could be a golf course
ind visitor-serving hotel.

rojected Land Uses:

lesidential Land Use. This area will accommodate various density of residen-
1al land use in a total area of approximately 520 acres and accommodating
ipproximately 3,184 dwelling units.

3etail and Services Land Use. A one-acre site is projected for convenience retail
und services accommodating approximately 11,000 sq. ft..

lisitor-Serving Land Use. A 300-room hotel is projected with an 18-hole golf
sourse on a total of approximately 194 acres.

jeneral Development Character and Design Objectives - To achieve the com-
nunity design vision, the County is encouraged to:
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1. Establish site planning criteria to integrate development into the existing
topography and natural habitat so as to minimize grading and oak tree
removal (see Section 4.4.3 Conservation Element.)

2. Coordinate development within this district with the preparation of a spe-
cific plan or other planned development mechanism to achieve the
potential integrated design that can integrate the residential development
with the potential golf course and hotel operations.

3. Coordinate the design and character of a perimeter regional trail to pro-
vide an effective boundary between the residential development and
adjacent BLM protected habitat (see Section 4.3 Recreation and Open
Space Element, Section 4.4.3 Conservation Element, and Section 4.6.2
Safety Element.)

4) Consider providing centralized equestrian facilities as amenities for the
new neighborhoods to take advantage of the trails within the adjacent
BLM lands.

3.10.5 South Gate Planning Area

© This District includes an Office Park/R&D District surrounding the
planned visitor-serving hotel and golf course development. The combina-
tion of uses anticipates strong synergy between them. The area is located
outside of the core infrastructure area.

| The South Gate Planning Area contains three districts: 1) Visitor-Serving
i Hotel and Golf Course, 2) Office Park and R&D, and 3) Augmentation of
the Frog Pond area at the Monterey Peninsula Regional Park District.

A Visitor Serving Hotel and Golf Course District
C/fv This District includes a 300-room hotel and golf course. This hotel will
I South Gate Planning Area provide a focal point for an adjacent office/R&D park.

Projected Land Uses: _
l Visitor-Serving/Commercial Recreation Land Use. Approximately 164 acres are pro-
jected for the 300-room hotel and golf course.
Retail and Services. Five acres are projected for convenience retail shopping
with up to 30,000 sq. ft. of space.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the County is encouraged to:
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I. Establish site planning, bulk, and massing criteria to integrate develop-
ment into the existing topography and natural habitat so as to minimize
grading and habitat impacts.

Y. Establish a maximum building beight related to an identified mature
landscape height to retain a compatible relationship with the regional
landscape character.

3. Coordinate development within this district with the preparation of a spe-
cific plan or other planned development mechanism to achieve the
potential integrated design that can integrate the commercial development
with the golf course and hotel operations.

1. Utilize the irrigated golf course landscape to provide an effective boundary
between the commercial development and adjacent BLM protected habitat
(See Section 4.4.3, Conservation Element and Section 4.6.2, Safety Ele-

ment.)

)fice Park | R&D District

An office park and research and development district is compatible with
he type of existing development along State Highway 68, providing a
;arden-type office complex.

'rojected Land Uses:
)ffice | R&D Land Use. 48 acres are projected for this use and will accommo-
late 415,000 sq. ft. of office park and R&D land uses.

ieneral Development Character and Design Objectives - To achieve the com-
nunity design vision, the County is encouraged to:

. Establish site planning, bulk, and massing criteria to integrate develop-
ment into the existing topography and natural babitat so as to minimize
grading and habitat impacts.

.. Establish a maximum building height related to an identified mature
landscape height to retain a compatible relationship with the regional
landscape character.

. Establish a development setback buffer at the former Fort Ord boundary
to minimize impacts on the adjacent lands.

', Coordinate development within this district with the preparation of a spe-
cific plan or other planned development mechanism to achieve the
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potential integrated design that can integrate the commercial development
with the adjacent golf course and hotel operations.

Augmentation of Regional Park District
The area includes the "Frog Pond" which is in open space protection un-
der the Monterey Peninsula Regional Park District.

Projected Land Uses:
Open Space Land Use. 22 acres are projected for this park use and habitat pro-
tection.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the County is encouraged to:

See Section 4.4.3, Conservation Element.
3.10.6 York Road Planning Area

This is an area that includes an Office Park/R&D District that is an ex-
tension of the existing Ryan Ranch development. The area will benefit
from the development of a hotel and golf course nearby but is located out-
side of the core infrastructure area. It is not expected to be developed
before the Ryan Ranch is closer to "build-out."

Office Park | R&D District
This District is a further extension of the Ryan Ranch development, con-
tinuing its garden office park style.

Projected Land Uses:

Office Park | R&D Land Use. This land use area is approximately 147 acres and
will accommodate up to 413,000 sq. ft. of office and/or research and de-
velopment uses.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the local governing jurisdiction is encouraged to:

1. Establish site planning, bulk, and massing criteria to integrate develop-
ment into the existing topography and natural babitat so as to minimize
grading and habitat impacts.

2. Establish a maximum building beight related to an identified mature

landscape height to retain a compatible relationship with the regional
landscape character.
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3. Coordinate development within this district with the preparation of a spe-
cific plan or other planned development mechanism to achieve the
potential integrated design that can integrate the commercial development

with the adjacent commercial development outside the former Fort Ord
boundaries.

Community Park District ‘

The site is reserved as a potentially temporary park and open space set-
aside area and may eventually be used for construction of the State High-
way 68 By-Pass corridor.

°rojected Land Uses:

Jpen Space Land Use. A 25-acre park along the State Highway 68 corridor
will be set aside for community use. The State Highway 68 By-Pass may
ater replace this park, with the park to be relocated at another site.

Vionterey City Corporation Yard District

The City of Monterey will utilize this undeveloped site for future corpo-
-ation yard activities near State Highway 68 as part of its Public Benefit
—onveyance Request.

>rojected Land Uses:
>ublic Facilities Land Use. This 33-acre site is projected for public facilities use
1s a future corporation yard.

eneral Development Character and Design Objectives - To achieve the com-
nunity design vision, the County is encouraged to:

l. Establish site planning, bulk, and massing criteria to integrate develop-
ment into the existing topography and natural habitat so as to minimize
grading and habitat impacts.

). Establish a maximum building beight related to an identified mature
landscape beight to retain a compatible relationship with the regional
landscape character.

Jureau of Land Management/Recreation Area

This 1s the largest land mass of the former Fort Ord Military base which
s being set aside under one land use for habitat conservation and protec-
ion. The area will support a variety of passive recreational activities in
«ddition to its primary mission of protection and restoration of sensitive
Jlant and animal species.

-144

FRAMEWORK I



lBlM Habitat Management/
Recreation Areas

FRAMEWORK

FORT ORD REUSEPLAN

Projected Land Uses:
Open Space/Habitat Management Land Use. 15,058 acres of the former Fort Ord
are being set-aside for habitat conservation and protection and passive rec-
reational activities.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the County is encouraged to:

See Section 4.3, Recreation and Open Space Element and Section 4.4.3,
Conservation Element.

POST District
The POST District for police officer training under the Monterey Penin-
sula Community College direction.

Projected Land Uses:
Public Facilities Land Use. Approximately 39 acres are projected for POST
and associated college activities.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the County is encouraged to:

See Section 4.4.3, Conservation Element

Augmentation of Laguna Seca Regional Park District

Approximately 591 acres are set aside for augmentation to the Laguna Seca
Reg:onal Park. The uses will vary to support public enjoyment of activi-
ties at Laguna Seca, including hiking, ccology, parking, and passlve and
active recreational uses to meet the mission and role of the existing re-
gional park.

Projected Land Uses:
Open Space Land Use. Approximately 591 acres are projected for this use.

See Section 4.3, Recreation and Open Space Element and Section 4.4.3,
Conservation Element.

General Development Character and Design Objectives - To achieve the com-
munity design vision, the County is encouraged to:

See Section 4.3, Recreation and Open Space Element and Section 4.4.3,
Conservation Element.
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Augmentation of York School District .
This area will be added to the York School acreage for additional low-

intensity educational activities to support educational and recreational ac- '
tivities associated with the school’s athletic program.

Projected Land Uses: l
Public Facilities Land Use. This land use is projected to be approximately 66

acres for primarily cross county sports activities at York School. l
General Development Character and Design Objectives - To achieve the com-

munity design vision, the County is encouraged to: .
See Section 4.3, Recreation and Open Space Heﬁent and Section 4.4.3,

Conservation Element. '
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3.11  Implementation

3.11.1 Economic Recovery And Growth Management Approach

The strategies for economic recovery at the former Fort Ord depend upon
the following foundation:

¢ Community Development Themes to identify desirable outcomes;

e The on-going use of Phasing Scenarios as a strategic planning tool to
help formulate policy and forecast future conditions and feasibility;
and

e The Principles and Approaches to growth management which will
form the basis for preparing a Community Improvements Plan and
for managing growth.

3.11.2 Community Development Themes

The Reuse Plan articulates four Community Development Themes to fa-
cilitate the economic recovery at the former Fort Ord:

Theme 1: Recovery and Long Term Economic and Fiscal Health of the Fort Ord

Communities, the Monterey Peninsula, and the Region

e Job Replacement. Replace jobs (16,000 to 18,000) and economic activity
lost due to the closure of Fort Ord as quickly as possible.

o Balanced Growth. Create a setting which is conducive to long-term bal-
anced economic and employment growth and the self-sufficiency of
the land use agencies.

e Rapid Redevelopment. Minimize deleterious consequences of the closed
and deteriorating former Fort Ord property through rapid redevel-
opment of properties with significant reuse opportunities.

e Positive Fiscal Impact. Promote a positive fiscal impact on Fort Ord
communities through: 1) creating a development pattern which mini-
mizes infrastructure and service costs; 2) maximizing uses which
generate tax revenue that exceeds service costs; and 3) carefully imple-
menting infrastructure and development construction in order to
minimize capital and service costs.

e Managed Water Supply. Assure a sufficient water supply for the major
economic and employment-generating uses, so as to accommodate
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16,000 to 18,000 replacement jobs at the former Fort Ord by the time
the 6,600 AC feet/yr. of available water is in use.

* Managed Residential Development. Monitor residential development so that
demand for water does not outstrip the available supply for employ-
ment-generating uses in the 2015 period.

‘heme 2: Environmental Responsibility _
Habitat Management Plan. Assure the integrity of the abundant natural
resource values at the former Fort Ord by promoting the implementa-
tion of the negotiated HMP. |

Allocating the Costs of Habitat Management. Since the natural resource val-
ues within the areas to be managed to protect habitat will accrue to all
of the lands within FORA, establish a principle of sharing the costs of
habitat management equitably among all land use agencies.

Open Space and Recreational Resources. Promote the compatible recrea-
tional use of the diverse open space and recreational resources at the
former Fort Ord so that they will: a) enhance the quality of life for
the future residents, students and work force within FORA bounda-
ries and the residents of the surrounding communities; and b)

contribute to the diversity of the tourist economy of the Monterey
Peninsula.

Visual Gateway to the Monterey Peninsula. Reinforce the character of the
regional landscape at this primary gateway to the Peninsula by pro-
tecting the visual corridor along State Highway 1.

Sustainability. Utilize sound environmental planning practices to pro-
mote a development pattern that will reflect AMBAG's "Livable
Communities Initiative."

Clean-Up of Hazardous Materials. Encourage the Department of Defense to

pursue the quick and effective clean-up of the hazardous materials at
the former Fort Ord.

"heme 3: Regulatory Framework
Simple But Flexible Growth Management. Avoid unnecessarily costly and
burdensome regulation that slows development approval and results in
outcomes that are difficult to predict.
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e Equitableness. Put into place a growth management approach that will
survive because it is basically equitable among all the participating ju-
risdictions.

e Responsibility. Ensure that FORA will prepare a Reuse Plan and moni-
tor its implementation as mandated in SB 899.

Theme 4: Regional Accountability

e Integration of Long Range Plans for the former Fort Ord. Ensure that FORA's
vision for the reuse of the former Fort Ord is explicitly defined and
regularly updated in order to facilitate coordinated regional planning.

3.11.3 Phasing Scenarios And Development Strategies

Phasing scenarios have been prepared to facilitate the development of a
Business and Operations Plan for managing growth at fort Ord. This
Business and Operations Plan is prepared for the period to 2015 and will

be regularly updated. (See Appendix B.)

What Does A Phasing Scenario Analyze?

Phasing scenarios pose a set of integrated conditions by which the cumula-
tive characteristics of a particular set of factors can be analyzed. Phasing
scenarios are used to reflect:

e Market Factors: The amount of development that can be reasonably at-
tracted to Fort Ord to finance the extension of infrastructure and
promote economic development within the region;

o |Infrastructure Factors: The ability to serve lands with existing and new
infrastructure and the consequential costs of providing that infrastruc-
ture; :

e Circulation Factors: The roadway improvements required to serve pro-
jected development and the consequential costs of improving existing
corridors and extending new corridors;

o Financial Factors: The ability of the public and private development sec-
tor to cover the costs of providing the infrastructure without
producing a negative land value; and

e Fiscal Factors: The balance berween costs of community services and
the revenue produced by the projected development. This balance
should further the objectives of each land use agency to achieve eco-
nomic self-sufficiency from the beginning.
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The analyses of the phasing scenario provide a detailed look at the relative
performance of the program.

What Are The Development Strategies for the Business and Operations Plan?

The Business and Operations Plan has been prepared for a twenty-year
planning horizon (to the year 2015) which attempts to optimize financial
performance in order to see whether, under optimal conditions, the iden-
tified program can be feasibly constructed in the market place. The
Business and Operations Plan is built from the following development
strategies:

e Market Strategy. Accommodate the broadest number of segments of the
desirable real estate market during the initial years. This strategy will:
1) allow leverage of the housing market to enhance the artractiveness
of the former Fort Ord as a jobs center; 2) use market support to gen-
erate investment capital for infrastructure improvements; and 3) if
properly managed, put into place the threshold investments that will
carry the vision for the former Fort Ord beyond the 2015 horizon.

e Circulation Strategy. Build on the existing transportation network to the
greatest advantage so that the most expensive improvements can be
postponed for the longest time. This strategy will: 1) maximize the
available capacity at the existing interchanges located on State High-
way 1; 2) utilize the existing roadway alignment and capacity in the
Imjin Road Corridor for the longest period possible; 3) implement a
new east-west corridor between Reservation Road (extending north-
east along the Davis corridor to Salinas) and North-South Road to
augment the capacity in the Imjin/Blanco Corridor; 4) connect the ex-
isting Marina neighborhoods north of the former Fort Ord with the
existing housing resources in the northwest corner of the former Fort
Ord; and 5) preserve sufficient ROW's to serve long-range build-out.

o Infrastructure Strategy. Maximize the use of existing infrastructure im-
provements to support development in the initial years while
preserving the greatest flexibility to respond to future development
opportunities. Establish the principle that every area covers "its own
cost of service.”" This strategy will: 1) identify opportunities that can
be developed easily and with modest improvements in the service
network; 2) take advantage of the existing network of services that fa-
cilitates the long-range development opportunities; 3) identify
opportunity areas where infrastructure can be more cost effectively
provided with services independent of the main former Fort Ord net-
work or where special financing will cover the cost of the service; and
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4) set the stage for development after 2015 with a sufficient reserve to
finance major investments in capacity.

o Community-Building Strategy. Capitalize on the valuable synergy that can

be achieved by developing coherent and balanced communities that
take advantage of the major existing assets and public investments.
This strategy will: 1) provide a community that supports the emerg-
ing CSUMB campus; 2) build on the activity that is emerging at the
new Marina Municipal Airport; 3) support the inherent opportunities
at the UCMBEST Center to attract new technology-driven and re-
search-based employers; 4) fully integrate the communities within the
former Fort Ord with the regional recreation and open space re-
sources managed by the State Parks and BLM; 5) take advantage of the
proximity to State Highway 1 to create a gateway to the former Fort
Ord; 6) utilize the two existing golf courses in Seaside; 7) integrate the
existing housmg stock into the surrounding communities; and 8) build
on the continuing commitments by the DoD represented by the
DFAS, and the POM Annex and other elements of the military en-

clave.

o Fiscal Strategy. Balance the cost of services with the potential revenue

stream to the various jurisdictions within the former Fort Ord
boundaries to optimize the fiscal health and self-sufficiency of each
governmental entity. This strategy should result in a positive
cost/revenue balance for each land use agency.

3.11.4 FORA's Growth Management Principles And Approach

The Capital Improvement Plan (CIP) will be the primary tool for growth
management at the former Fort Ord by guiding the provisions for infra-
structure. This framework outlines the basic ground rules and
assumptions for providing infrastructure. Where FORA is specifically
identified, FORA, its successor, or another entity with appropriate
authority may adopt and implement the policy.

Levels of service and timing standards are an integral part of the Reuse
Plan and are included in Table 3.11-1. These standards guided the prepara-
tion of the CIP and will guide subsequent updates to the CIP.

Principles To Guide The Provision Of Infrastructure

Two basic principles have been identified for managing the provision of
infrastructure within FORA. These principles underlie all management
approaches that were considered for implementation of the Reuse Plan.
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Alternative Management Approaches Considered
There are several approaches that were considered for preparing the ap-
propriate policy. The approaches include:

Transportation

Water Supply

Wastewater

Habitat Manage-
ment

Fire Protection

Tahle 3.11-1

Level of Service (LOS) Stan-
dard

LOS D on the road nerwork
within the territory of the for-
mer Fort Ord. Maintain LOS D
on roadways described in the
Monterey County Congestion
Management Plan.

Provide a safe and secure supply
of water with the capacity of 268
gallons per day average.

Provide the capacity to collect
and treat 175 gallons per day

average.

Improvements required to pro-
tect the habitat area and enable
the Habitat Management Plan
objectives to be implemented.

Maintain an average response
time of seven (7) minutes in all
areas being served by the Salinas
Rural Fire District by the first-in
engine company.

Level of Service Standards and Timing Standards

Timing Standard

Construct improvements de-
scribed in the former Fort Ord
Reuse Plan CIP at a time such
that the LOS does not degrade
below the bottom end of LOS
D.

Water supply should be guaran-

teed and available before any
building permits are issued.

Wastewater treatment capacity
should be guaranteed and avail-
able before any building
permits are issued.

Protection improvements need
to be made quickly after the
time of land transfer. All im-
provements should be made
within the first 5 years of de-
velopment on the former Fort
Ord (Phase I - 1996-2000)

A new fire station would be
located in the territory of the
former Fort Ord when the area
has reached approximately fifty
percent (50%) of its build-out,
or the number and type of calls
for service dictate a response
time less than the seven (7) mi-
nute average.

>rior FORIS Policy

This approach evolved over the course of the community and infrastruc-
ure planning for the Fort Ord Reuse Infrastructure Study (FORIS) and
srovided the basis for the January 1995, "Fort Ord Reuse Infrastructure
study.” The financial assumptions incorporated into that analysis resulted
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in significant costs for area-wide infrastructure that threatened the finan-
cial viability of the plan. Several of the policy provisions resulted in
engineering inefficiencies or challenged sound "land-based" real estate fi-
nancing practices. These policies included:

o Total Costs. The total infrastructure costs for all of the developable
lands within FORA will be carried by an allocation of costs to each of
the long-range build-out provisions for the various "polygons."

o Phasirlg Phasing of development would be assigned on the basis of
"priority parcels” which were identified on the basis of water supply
issues and political decisions that resulted in significant areas being
closed to development during the initial phase (approximately 2010).
The land supply served in the initial phase was still well in excess of
demonstrated market demand resulting in significant costs to carry
premature improvements.

o Everyone Pays the Same. The cost of infrastructure would remain the
same throughout the life of the plan on the basis of "first in pays the
same price as everyone else." This resulted in significantly distorting
expected real estate values that would accrue to future development
and excessively penalizing the pioneer developments.

Market Approach
This is the outcome when there is minimal internal coordination or man-
aged development among jurisdiction after the CIP is adopted by FORA.

The characteristics and potential risks to this approach are:

e Market Forces. Priorities are established by market forces in each juris-
diction; the CIP is either followed or amended.

» Competition Among Jurisdicticns. Each jurisdiction operates independently
in an attempt to tie up scarce capacity.

o Compromised Regional Interests. Regional interests are compromised as the
character and location of development becomes difficult to anticipate
and coordinate with other related public commitments.

Urban Limit Lines

This approach utilizes a planning/economic development rationale to ne-
gotiate the boundaries within which development can be served. These
lines may be drawn after the test case scenario has been analyzed. A po-
tential problem with this approach is that monopoly land prices can
result.
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Innovative Arrangements To Share Costs And Revenues Among Jurisdictions

This approach uses a cost and revenue sharing arrangement in order to
eliminate the fiscalization of land use decisions and growth management
strategies. With an equitable sharing formula, jurisdictions will be indif-
ferent to the precise location of development within the former Fort Ord.
The advantages to this approach are tantalizing for FORA. (The three
cities and one county now involved with Reuse at March AFB in South-
ern California represent an operating model.) The potential obstacles to
overcome include:

e Management Role. FORA emerges as a long-term growth management
entity to continue to allocate costs and revenues throughout the life of
the plan.

 Political Independence. Because of the historical independence of each ju-
risdiction, it is our experience that such an arrangement is difficult and
time consuming to achieve.

The Selected System of Urban Limit Lines and Procedures for Exceeding the Limits
Such an arrangement has significant utility for the former Fort Ord and
was the selected viable approach. This approach attempts to give the
greatest clarity for future infrastructure expansion while preserving the
greatest flexibility to respond to opportunities. The elements of this ap-
proach include:

o Areas Currently Served With Infrastructure. These are areas that can be char-
acterized by the lands currently served or readily served by the
infrastructure systems. A definable limit to serve the anticipated pro-

gram can be made that will accommodate development demands
through 2015.

» Opportunity Locations. These are areas within the former Fort Ord that
can be developed outside the existing (1995) core Fort Ord Network
of infrastructure.

» Flexible (Non-Monolithic) Utility Service Policy. Areas currently served by ex-
isting utilities are allocated costs to upgrade and expand as necessary.
Areas not currently served carry the full cost of utility system exten-
sion. It is anticipated that, in general, market factors will operate to
stage development first on lower "cost to serve" areas, or on those in
which a highly marketable product carries higher development costs.
Consequently, market-driven and flexible phasing results that will not
be limited by jurisdictional boundaries of the land use agencies.
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e Amending Procedures. The CIP will be regularly amended to reflect
FORA'’s existing investment in infrastructure and plans for extension

and upgrading.
3.11.5 Implementation Process and Procedures

This section provides for the process and procedures for Plan Amend-
ments, Consistency Determinations, and Development Entitlements and
Appeals, pursuant to California Government Code Section 67675.

Fort Ord Reuse Plan

1. In accordance with Government Code Section 67675.8, any revision
or other change to the Reuse Plan which only affects territory lying
within the jurisdiction of one member agency may only be adopted by
the FORA Board if one of the following conditions is satisfied:

1.1 The revision or other change was initiated by resolution
adopted by the legislative body of the affected member agency
and approved by at least a majority affirmative vote of the
FORA Board;

1.2 The revision or other change was initiated by the FORA Board
or any entity other than the affected member agency and ap-
proved by at least a two-thirds affirmative vote of the FORA
Board.

2. All property transferred from the federal government to any user or
purchaser, whether public or private, shall be used only in a manner
consistent with the adopted or revised reuse plan, with the following
exceptions:

2.1 Property transferred to:
e California State University; or
e University of California

and that is used for educationally related or research oriented pur-
poses

2.2 Property transferred to:

e California State Parks and Recreation Department
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Notwithstanding any provision of law allowing any city or
county to approve development projects, no local agency shall
permit, approve, or otherwise allow any devclopmem or other
change of use within the area of the base that is not consistent
with the Reuse Plan as adopted or revised.

). The FORA Board shall be the final judge of consistency with the Re-
use Plan and the requirements of Title 7.85 of the Government Code.

t. No local agency shall permit, approve, or otherwise allow any devel-
opment or other change of use within the area of the base that is
- outside the jurisdiction of that local agency.

’rocedure for Consistency Determinations

Government Code Sections 67675.2, 67675.3, 67675.5)

. Each member agency shall submit all legislative land use decisions, af-
fecting property within the jurisdiction of FORA, to the FORA
Executive Officer for review and processing. For the purpose of this

- procedure, the following definitions apply:

1.1 “Legislative land use decisions” means general plans, general
plan amendments, zoning ordinances, zone district maps or
amendments to zone district maps, and zoning changes.

1.2 “Noticed public hearing” means a public hearing noticed in the
manner required for general plan amendments or zone district

map amendments as specified in the California Government
Code.

). All submissions regarding legislative land use decision shall include:

2.1 A complete copy of the legislative land use decision, including
related or applicable text, maps, graphics and studies;

2.2 A resolution or ordinance of the jurisdiction approving the leg-
islative land use decision, adopted at the conclusion of a noticed
public hearing certifying that the portion of the legislative land
use decision applicable to the territory within the jurisdiction
of FORA is intended to be carried out in a manner fully in
conformity with the Fort Ord Reuse Authority Act;

2.3 A copy of all staff reports and materials presented or made
available to the governing body of the affected jurisdiction, or
any advisory agency relating to the legislative land use decision;
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2.4 A copy of the completed environmental assessment related to
the legislative land use decision;

2.5 A statement of findings and evidence supporting the findings
that the legislative land use decision is consistent with FORA’s
adopted plans and policies and is otherwise consistent with the
Fort Ord Reuse Authority Act.

2.6 Such other materials as the Executive Officer deems necessary
 or appropriate and which have been identified within 15 days
of the receipt of the items described in subsections 2.1, 2.2, 2.3,

2.4 and 2.5 above.

. Within 20 days of the receipt of all the items described in Section 1,

the FORA Working Group will review the legislative land use deci-
sion and make a recommendation regarding consistency to the
Administrative Committee.

. Within 20 days of the recommendation of the FORA Working

Group, the Administrative Committee will review the legislative land
use decision and make a recommendation regarding consistency to the

FORA Board of Directors.

. Within 30 days of the recommendation of the Administrative Com-

mittee, the FORA Board will conduct a noticed public hearing and
will certify or refuse to certify, in whole or in part, the portion of the
legislative land use decision applicable to territory within the jurisdic-
tion of FORA. Certification will involve adoption of a resolution by
the FORA Board. The FORA Board may continue the matter once
for any reason. In the event the FORA Board fails to conduct a public
hearing or take action on the land use decision within the time frames
described in this subsection, the land use decision shall be deemed cer-
tified as consistent with the Reuse Plan.

. Where the legislative land use decision is refused certification, in

whole or in part, the FORA Board shall provide a written explanation
and may suggest modifications which, if adopted and transmitted to
the FORA Board by the affected jurisdiction, will allow the legislative
land use decision to be deemed certified upon confirmation of the Ex-
ecutive Officer. If such modifications are adopted as suggested, and
the Executive Officer confirms such modifications, the legislative land
use decision, as modified, shall be deemed certified. In the event the
affected jurisdiction elects to meet the FORA Board’s refusal of certifi-
cation in a manner other than as suggested by the FORA Board, the
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affected jurisdiction shall resubmit its legislative land use decision to
the Executive Officer and follow all of the procedures contained in
this Procedure. If the affected jurisdiction requests that the FORA
Board not recommend or suggest modifications, which if made will re-
sult in certification, the FORA Board shall refuse certification with
the required findings if the FORA Board is unable to certify the legis-
lative land use decision.

. No legislative land use decision shall be deemed final and complete,

nor shall any land use entitlement be issued for property affected by
such legislative land use decision unless it has been certified pursuant
to this procedure.

The FORA Board may only refuse to certify zoning ordinances, zon-
ing district maps, or other implementing actions on the grounds that
such actions do not conform with, or are inadequate to carry out, the

provisions of the certified general plan applicable to the territory of
the former Fort Ord.

The procedures for consistency determinations are generally illustrated in
Figure 3.11-1.

Procedure for Appeals and Review of Development Entitlements
(Government Code Section 67675.8)

1.

Pursuant to Government Code Section 67675, with the exception of
appeals to the FORA Board, after the portion of a general plan appli-
cable to the former Fort Ord has been certified and all implementing
actions within the area affected have become effective, the develop-
ment review authority shall be exercised by the member agency with
jurisdiction lying within the area of the former Fort Ord and to which
the general plan applies. Each member agency may issue or deny de-
velopment entitlements within their respective jurisdictions so long as
such decisions are consistent with the adopted and certified general
plan and the plans and policies of FORA. All decisions on develop-
ment entitlements of a member agency may be reviewed by the
FORA Board on its own initiative, or may be appealed to the FORA
Board, subject to the procedures specified in this Procedure. For the
purposes of this procedure, the following definitions shall apply:

1.1 “Development entitlements” includes but is not limited to ten-
tative and final subdivision maps, tentative, preliminary, and
final parcel maps or minor subdivision maps, conditional use
permits, variances, site plan reviews, and building permits.
The term “development entitlements” does not include
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Procedure for
Consistency Determinations

Pursuant to Section 67675,
Title 7.85 of the California Government Code

FORA Adopted
Reuse Plan

Y
Jurisdiction Submits
Legislative Land Use Decision

Y

FORA Working Group
Review and
Recommendation
20 days

FORA Administrative
Committee Review
and Recommendation
20 days

§

i
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I
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i
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FORA Board Action on
Consistency Determination,
including General Plan
and Zoning Changes
80 days

l | |

FORA Board FORA Board
Certifies Suggests Modiiications to
Legislative Land Use Decision Legislative Land Use Decision
= R T ST SRR

Y v

Jurisdiction Resubmits with | | oo s e e et
Modifications Suggested by Suggested by Board
Board and Confirmed tor Board Action
by Executive Officer Time limits based on
rocedure described above §

FORA has the ultimate authority until the year 2015
for all legislative land use decisions affecting property at Fort Ord
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“legislative land use decisions” as that term is defined in the
Procedure for Consistency Determinations. In addition, the
term “development entitlements” does not include:

1)

2)

3)

4)

5)

6)

8)

Construction of one single family house, or one multiple
family house not exceeding four units on a vacant lot
within an area appropriately designated in the adopted Re-
use Plan. '

Improvements to existing single family residences or to ex-
isting multiple family residences not exceeding four units,
including remodels or room additions.

Remodels of the interior of any existing building or struc-
ture.

Repair and maintenance activities that do not result in an
addition to, or enlargement or expansion of, any building
or structure.

Installation, testing, and placement in service or the re-
placement of any necessary utility connection between an
existing service facility and development approved pursuant
to the Fort Ord Reuse Authority Act.

Replacement of any building or structure destroyed by a
natural disaster.

Final subdivision or parcel maps issued consistent with a
development entitlement previously reviewed and ap-
proved by the FORA Board.

Building Permit issued consistent with a development enti-
tlement previously reviewed and approved by the FORA
Board.

1.2 “Noticed public hearing” means a public hearing noticed in the

manner required for tentative subdivision maps as specified in
the California Government Code.

!. The member agency shall provide notice of approval of all develop-
ment entitlements, affecting property within the jurisdiction of
FORA, to the FORA Executive Officer.

i. Notice of approval of a development entitlement shall include:
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FRAMEWORK l




FORT ORD REUSEPLAN

3.1 A complete copy of the approved development entitlement, in-
cluding related or applicable text, maps, graphics, and studies.

3.2 A copy of all staff reports and materials presented or made
available to any hearing body that reviewed the development
entitlement.

3.3 A copy of the completed environmental assessment related to
the development entitlement.

4. Within 35 days of the receipt of all of the notice materials described in
Subsection 3, the FORA Board, on its own initiative, through the
adoption of a resolution setting the matter for hearing, may review a
development entitlement affecting territory within the jurisdiction of
FORA. The FORA Board may continue the matter once for any rea-
son. In the event the FORA Board does not act to set the matter for
hearing within the 35 day time period or at the continued meeting,
whichever event is last, the decision of the jurisdiction approving the
development entitlement shall be deemed final and shall not be subject
to review by the FORA Board. In the event the FORA Board sets the
matter for hearing, such hearing shall be commenced at the first regu-
lar meeting of the FORA Board following the date the FORA Board
passed its resolution setting the matter for hearing or at a special hear-
ing date prior to such regular meeting. The FORA Board may
continue the matter once. In the event the FORA Board fails to take
action on the development entitlement within such time period, the
development entitlement shall be deemed approved.

5. Within 10 days of a jurisdiction approving a development entitlement,
any person may file an appeal of such approval with the FORA Ex-
ecutive Officer, who shall schedule the hearing on the appeal before
the FORA Board within 35 days of the receipt of the appeal.

6. At the time and place noticed by the Executive Officer, the FORA
Board will conduct a noticed public hearing on the development enti-
tlement. The FORA Board may continue the matter once for any
reason. In the event the FORA Board determines that the develop-
ment entitlement is not consistent with the adopted plans and policies
of FORA, the development entitlement shall be denied. In the event
the Board is unable to determine that the development is inconsistent
with the plans and policies of FORA, the development entitlement
shall be approved. In the event the FORA Board fails to act on the
development entitlement within the time periods specified in this sub-
section, the development entitlement shall be deemed consistent with
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the adopted plans and policies of FORA. The decision of the FORA
Board shall be final. -

“he Procedure for Appeals and Review of Development Entitlements are
enerally illustrated in Figure 3.11-2.

.11.6 Implementation Of The HMP

¥ith input from federal, state, local and private agencies and organiza-
ions concerned with the natural resources and reuse of the former Fort
)rd, the Army developed the Installation-Wide Multispecies Habitat
A-nagement Plan for the former Fort Ord, California (HMP) for the dis-
il and reuse of the base. The HMP describes a cooperative federal,
:ate, and local program of conservation for plant and animal species and
abitats of concern known to occur at the former Fort Ord (HMP Re-
ources). The HMP establishes a long-term program for the protection,
nhancement and management of all HMP Resources with a goal of no
et loss of HMP populations while acknowledging and defining an allow-
b:. loss of such resources through the land development process. The
IMP establishes the conditions under which the disposal of the former
ort Ord lands to public and private entities for reuse and development
1ay be accomplished in a manner that is compatible with adequate pres-
rvation of HMP Resources to assure their Sustainability at the former

ort Ord in perpetuity.

‘he HMP is intended to establish a regional conservation program for the
IMP Resources and to thereby obviate the need for review of individual
rojects by the USFWS and CDFG and for project-specific mitigation
1easures to protect the HMP Resources. Consequently, successful im-

lementation of the HMP requires cooperation among all recipients of
>rmer Fort Ord lands.

or the HMP to be implemented to allow FORA and its member agencies
> meet the requirements of the federal Endangered Species Act (ESA), the
alifornia Endangered Species Act (CESA), the California Native Plant
rotection Act (CNPPA), the Natural Communities Conservation Plan-
ing Act of 1991 (NCCP Act), the National Environmental Policy Act
VEPA), and the California Environmental Quality Act (CEQA) for
[IMP Resources, an Implementing/Management Agreement has been de-
:loped that establishes the conditions under which FORA and its
iember agencies will receive certain long-term permits and authorizations
om the USFWS and the CDFG. The Implementing Management
greement is an important component of the base reuse plan.
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Development Entitlements

Title 7.85 of the California Government Code
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Development Entitlement

Y

Notice of Jurisdiction
Approval to FORA
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FORA Board
Initiative to Review
Development Entitlement
Adopts Resolution to set
the Matter for hearing
35 days

FORA Board
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1st Regular Board Meeting
from Adoption of Resolution
to Set Hearing or at a
Special Hearing, both of
lwhich can be continued once

or continued hearing

No Action by FORA Board

to Set Hearing
35 days

Y
Appeal of
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Entitliement
10 days

Y

FORA Board FORA Board Conducts

Fails to Take Hearing on the Appeal
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Time Limit from Receipt of Appeal

IFORA Board determines the
Action is Not Consistent
Development Entitiement

is denied 35 days from
receipt of Appeal

plus one Continued Hearing

r

|

1
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- within 35 days from Receipt of Appeal
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Action on
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The Implementing/Management Agreement defines the respective rights
ind obligz:ions of FORA and its member agencies, California State Uni-
rersity and University of California with respect to the implementation
»f the HMP. Specifically, the Implementing/Management Agreement
vill ensure implementation of the conservation measures outlined in the
IMP, contractually bind FORA and its members to fulfill and faithfully
rerform the obligations, responsibilities, and tasks assigned to it pursuant
o the terms of the HMP and the Implementing/Management Agreement;
nd provide remedies and recourse should FORA or any member agency
ail to perform their obligations, responsibilities, and tasks as set forth in
he HMP and the Implementing/Management Agreement.

\ draft of the HMP and the Implementing/Management Agreement .is
ncluded in Appendix A of the Reuse Plan.
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EDAW, Inc.
753 Davis Street
San Francisco, CA 94111

EMC Planning Group Inc.
P.O. Box 414 _
Monterey, CA 93940

Angus McDonald & Associates
1950 Addison Street
Berkeley, CA 94704

JHK & Associates
2000 Powell Street Suite 1090
Emeryville, CA 94608

Jones & Stokes
2600 V Street, Suite 100
Sacramento, CA 95818

Reimer Associates
601 Gateway Blvd. #600
So. San Francisco, CA 94080

Sedwin Kotin Mouchly Group
3 Embarcadero Center Suite 1150
San Francisco, CA 94111

Zander Associates
150 Ford Way Suite 101
Novato, CA 94945

l DOCUMENT PREPARERS
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LIST OF ACRONYMS

ADA Americans with Disabilities Act
AFY Acre Feet per Year

AFB Airforce Base

AMBAG Association of Monterey Bay Area Governments
AQMP Air Quality Management Plan

BLM Bureau of Land Management .

BRAC Defense Base Closure and Realignment Act of 1990

CBP Comprehensive Business Plan

CCR California Code of Regulations

CDFG California Department of Fish and Game

CDPR California Department of Parks and Recreation

CEQA California Environmental Quality Act

CESA California Endangered Species Act

CERCLA  Comprehensive Environmental Response, Compensation
and Liability Act

CIP Capital Improvement Plan

CMP Congestion Management Plan

CNEL Community Noise Equivalent Level

CNPPA California Native Plant Protection Act

CNPS California Native Plant Society

CO Carbon Monoxide _

CRMP Coordinated Resource Management and Planning Program

CsuU California State University

CSUMB California State University Monterey Bay

dB Decibels

DFAS Defense Finance and Accounting Service

DLI Defense Language Institute

DNL Day-Night Average Sound Level

DOD Department of Defense

DOL Directorate of Logistics

DPR California Department of Parks and Recreation

DTSC Department of Toxic Substances Control -

Du/Ac Dwelling Units per Acre

EDC Economic Development Conveyance

EDD California Employment Development Department

EIR Environmental Impact Report

EIS Environmental Impact Statement

ESA Endangered Species Act

FFA Federal Facility Agreement

FHL Fort Hunter Liggett

FORG Fort Ord Reuse Group

FORA Fort Ord Reuse Authority

ST OF ACRONYMS
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FORIS
FIE
GMPAP
HMP
HMX
HTRW
LCP

IDL
LAFC
Ly -
LRA
MBUAPCD
MCEHD
MCFH
MCWRA
MGD
MFD
MIRA
MOA
MOUT

MPUSD
MRWPCA
MW
NCCP
NDDB
NEPA
NHPA
NOx
NPS
NRS
NRC
NRHP
NRMA
OE
OEA
PBC
PFIP
PG&E
POM
POST
PSP
PX
RCRA
RI/RS

Fort Ord Reuse Infrastructure Study
Full-Time Equivalent

Greater Monterey Peninsula Area Plan
Habitat Management Plan
Cyclotetramethylene tetranitramine
Hazardous and Toxic Radiological Waste

Local Coastal Program

Infantry Division (Light)

Local Agency Formation Commission

Day-Night Average Sound Level

Local Reuse Authority

Monterey Bay Unified Air Pollution Control District
Monterey County Environmental Health Department
Million cubic feet per hour

Monterey County Water Resources Agency

Million Gallons per Day

Multiple Family Dwelling

Monterey Institute for Research and Astronomy
Memoranda of Agreement

Monterey Peninsula College’s Military Operations Urban
Terrain

Monterey Peninsula Unified School District
Monterey Regional Water Pollution Control Agency
Megawarts

Natural Communities Conservation Planning Act of 1991
Natural Diversity Data Base

National Environmental Policy Act

National Historic Preservation Act

Nitrogen Oxides

Naval Postgraduate School

UC Natural Reserve System

Nuclear Regulatory Commission

National Register of Historic Places

Natural Resources Managed Area

Stored or Unused Ordnance and Explosives

Office of Economic Adjustment

Public Benefit Conveyance

Public Facilities Implementation Plan

Pacific Gas and Electric Company

Presidio of Monterey

Police Officer Safety Training

Public Services Plan

Post Exchange

Resource Conservation and Recovery Act

Remedial Investigation/Feasibility Study

LIST OF ACRONYM
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ROD Record of Decision

RTP Regional Transportation Plan

RWQCB Central Coast Regional Water Quality Control Board

ROD Record of Decision

SB Senate Bill

SEIS Draft Supplemental Environmental Impact Statement

SFD Single Family Dwelling '

SHPO California State Historic Preservation Officer

SOV Single Occupancy Vehicle

STIP State Transportation Improvement Program

SWPPP Storm Water Pollution Prevention Plans

SWRCB California State Water Resources Control Board

TAMC Transportation Agency for Monterey County

TCE Trichoroethene

TCM Transportation Control Measures

TOD Transit Oriented Design

TPD Tons Per Day

UCMBEST  University of California Monterey Bay Science, Education,
and Technology Center

UCB Uniform Building Code

UCSsC University of California, Santa Cruz

USBLM U.S. Bureau of Land Management

USFWS United States Fish and Wildlife Service

UXO Unexploded Ordnance

UCNRS University of California Natural Reserve System

vOoC Volatile Organic Compounds

VMT. Vehicle Miles Traveled

Noise Element Acronyms

decibels (dB) (F-3)

"A-weighted" decibel scale (dBA) (F-3)

Equivalent sound levels Leg) (F-3)

day-night average sound level (L4,) (F4)
community noise equivalent level (CNEL) (F-4)
percentile-exceeded sound level (Ly) (F4)

Federal Highway Administration (FHWA) (F-7)






