ITEM NO. 5A

CITY OF SEASIDE
PLANNING COMMISSION
STAFF REPORT
TO:

Planning Commission

FROM:

Diana Ingersoll, Deputy City Manager – Resource Management Services

BY:

Diana Hurlbert, Senior Planner

DATE:

December 15, 2009

ITEM:

The Projects at Main Gate Specific Plan and Environmental Impact Report.
Presentation to the Planning Commission on the Projects at Main Gate Specific
Plan and EIR, located northeast of Highway 1 and Light Fighter Drive in the
CRG/H1 (Regional Commercial with a Highway 1 Design Overlay) Zoning
District. Project Sponsor/Applicant: City of Seaside.

PURPOSE
The purpose of this item is to provide an opportunity for the Planning Commission to review the
Projects at Main Gate Specific Plan and associated Environmental Impact Report (EIR), receive
a presentation on the status of the project and EIR from staff and consultants, receive public
testimony, and provide comments and recommendation to the City Council.
RECOMMENDATION
Staff recommends that the Planning Commission receive a presentation on the Specific Plan and
EIR, hear public testimony, and provide comments and recommendation to the City Council.
ENVIRONMENTAL REVIEW
A Draft Environmental Impact Report (Attachment 1) was prepared for the Specific Plan to
evaluate the environmental impacts associated with buildout of the Main Gate project. Primary
issues evaluated in the EIR included aesthetics, air quality, biological resources, cultural
resources, geotechnical and geologic hazards, hazards and hazardous materials, hydrology and
water quality, noise, public services and recreation, traffic and circulation, and utilities and
service systems. The DEIR identified a number of significant impacts that would be reduced to a
less-than-significant level with implementation of mitigation measures, as well as certain
significant and unavoidable impacts associated with aesthetics, air quality, noise, and traffic and
circulation.
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The Draft EIR was available for public review between August 1, 2008 and September 15, 2008.
During the public review period, comment letters were received from a number of public
agencies and organizations, included as Attachment 2 to this report. The list of respondents
included the following:
•
•
•
•
•
•
•
•
•
•
•
•

City of Monterey
California State University Monterey Bay
City of Marina
Native American Heritage Commission
Esselen Nation
AMBAG
Caltrans
TAMC
California Department of Fish and Game
Governor’s Office of Planning and Research
Department of Toxic Substances Control
US Fish and Wildlife Service

Comments on the environmental analysis focused on aesthetics, air quality, biological resources
and tree removal, cultural resources, geology and soil, surface water, land use, hazards, traffic
and circulation, utilities and service systems, cumulative impacts, and project alternatives.
As a result of the extensive comments received on the DEIR concerning traffic impacts,
biological resource impacts and project alternatives, a Recirculated DEIR (Attachment 3) was
prepared providing additional analysis of these topics. This RDEIR document is currently being
circulated for public comment, from November 10, 2009 through December 24, 2009. The Final
EIR will incorporate comments received during both public review periods along with responses
by staff and consultants. The FEIR will be forwarded to the City Council, along with comments
and recommendation for action by the Planning Commission, at the time the City Council
considers the project.
SITE LOCATION AND DESCRIPTION
The approximately 56-acre project site consists of a portion of the former Fort Ord previously
transferred from the Army to the City of Seaside. The site is bounded on the west by Highway 1;
on the south by Light Fighter Drive; on the east by 2nd Avenue and on the north by 1st Street (see
Exhibit A). Surrounding uses include, to the west of Highway 1, Fort Ord Dunes State Park; to
the south, lands within the City of Seaside planned for mixed uses; to the east, sports facilities of
CSUMB; and to the north, open space and existing vacant military structures on lands planned
for residential, retail, and office development in the City of Marina. The site is predominately
flat and contains scattered former utility structures and paved areas. Vegetation consists of
mature native and non-native trees and patchy groundcover.
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BACKGROUND
The proposed Specific Plan is a planning framework document intended to set forth the land
uses, circulation, site planning, conceptual building, landscaping, architectural design, and
specific development standards and design guidelines for the project area. The Specific Plan
would be the primary means of regulating and directing land use planning and zoning on the
project site.
The project area addressed by the Specific Plan was originally identified in the City of Seaside
General Plan (2004) as a site for Regional Commercial (RGC) land use, and designated as the
“North Gateway Specific Plan Area”. In early 2005, the City began the planning process for site
development, and conducted a property profile, facilitated public meetings and issued a Request
for Proposals to prospective commercial developers. A development group was selected and the
planning and design process proceeded for more than a year; however, the original group is no
longer involved with the project and there is no currently no developer associated with the
property. Since that time the City has been working cooperatively with local affected agencies
(such as CSUMB, Marina Coast Water District, State Parks and City of Marina) to refine the
Specific Plan and address environmental issues. The Specific Plan incorporates input received
from these agencies during this coordination process.
PROJECT DESCRIPTION
The Specific Plan proposes future development on the project site consisting of two separate but
related main components, consisting of an open-air retail and entertainment-based shopping
center (up to 559,500 square feet) and a hotel/spa and conference center. The major
development aspects of the project, including land use, circulation, site zoning and development
standards, design guidelines, infrastructure and public services, resource management, and
administration and financing, are also addressed within the Specific Plan. These project
elements are further described below.
Regional Shopping Center
The retail center is proposed as an open-air “lifestyle center” on a 48.46-acre site, incorporating
specialty retailers such as bookstores, sporting goods, house wares, clothing stores, specialty
food markets, a multi-screen cinema (or alternatively, a department store anchor) and other
entertainment uses. Lifestyle centers are distinguished from traditional shopping malls through
their open-air design, range of specialty stores and mixed uses, and high-quality common areas
providing an enhanced pedestrian experience.
There are two variations of the retail/shopping component site plan: Alternative A would be
anchored on the south by a 16-screen cinema as shown in Exhibit C, and Alternative B assumes a
large department store in place of the cinema, as shown in Exhibit D. The retail center would
include between approximately 490,000 and 560,000 square feet of retail space (including
61,000 square feet of restaurant space and a multi-screen cinema or department store).
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Hotel and Conference Center
The hotel/spa and conference center component of the project includes a hotel of up to nine
stories and 250 rooms, spa facilities, conference facilities, and a free-standing restaurant. This
part of the project would be located on a 7.75 acre parcel adjacent to the lifestyle center, and
would include pedestrian linkages to the center.
Land uses, building footprints and area calculations are based on planning concepts and potential
tenants as assumed at this time. However, the Specific Plan inherently allows for flexibility so
that the plan may adapt to market conditions, retailer needs, and logical site plan adjustments to
adapt to environmental or infrastructure conditions. Such adjustments would not materially
impact the character and intensity of uses, but would allow for adjusted or improved
configurations in response to market conditions.
Site Access
Regional access to the project would be provided by Highway 1 via Light Fighter Drive. The
primary project entrance would be a signalized driveway on 2nd Avenue, providing access to the
retail center. Secondary access driveways for the retail center would be located along Light
Fighter Drive and 1st Street. The hotel would be accessed from driveways along 1st Street, and
would be connected to the retail center by a dedicated pedestrian path. 1st Street would also
connect the project to Fort Ord Dunes State Park via an existing underpass below Highway 1.
Internal access would consist of a two-lane street through the retail center to allow for
convenient pick-up and drop off for passengers and store deliveries, as well as driveway access
to the surface and structure parking areas surrounding the center. Public transit connections
would be provided at locations within the project to be determined during the final site plan
design.
An alternative main access to the project was analyzed as a project alternative in the RDEIR, as a
result of comments received from CSUMB, which owns a portion of 2nd Avenue along the
project frontage that has not yet been acquired by the City. This alternative design would
involve relocating the main access from 2nd Avenue to 1st Street, and eliminating all secondary
access points along 2nd Avenue. Significant changes to the site plan would be required to
reorient the retail center and hotel to coordinate with the alternative 1st Street main entrance. The
City Council would make a final determination on whether this alternative would be pursued and
selected.
Parking
Parking for the project would be provided by a mix of above-ground structure and surface
facilities. A multi-level parking structure is proposed at the corner of Light Fighter Drive and 2nd
Avenue. City of Seaside parking requirements for the project would be met in all cases, and no
deviations from code are requested as part of the project. In compliance with the Fort Ord Base
Reuse Plan (BRP), RV parking for Fort Ord Dunes State Park may be included within the
project’s surface parking areas. It is anticipated RV parking would designated within areas of
the northwest portion of the site, adjacent to the 1st street Highway 1 underpass, however, the
final locations and number of RV spaces would be determined in coordination with State Park
officials at the time the final site plan is prepared.
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Development Standards
The Specific Plan includes specific development regulations that would apply to the project, such
as setback requirements, height limitations, and provisions for on-site landscaping. These
regulations are drawn from the Seaside Zoning Code, but tailored to address the unique
characteristics of the project as envisioned by the City. The regulations of the Zoning Code
would apply to any standard not specifically addressed by this Specific Plan.
Design Guidelines
The Design Guidelines provide guidance for the architectural design of future public and private
improvements, in support of the project goal to develop a vibrant, inviting and pedestrian
friendly retail center as well as a unique destination. The guidelines focus on a series of specific
objectives relative to the project’s physical form and character, including to:
•

Provide a modern and inviting open-air retail environment with distinct pedestrianfriendly retail “districts” with an emphasis on pedestrian mobility and street level uses
that enliven public spaces.

•

Create an architecturally interesting development and streetscape incorporating highquality design, materials and building techniques that contribute to a distinctive “sense of
place.”

•

Establish visually distinctive identity that incorporates local environmental cues in the
design of public and private open spaces in order to symbolically link the area to its
surroundings.

Infrastructure
Water
The Marina Coast Water District (MCWD) would provide water service to The Projects at Main
Gate. A Water Supply Assessment (WSA) was prepared, pursuant to SB 610, for the MCWD on
November 2, 2007, detailing the available resources and demand factors of the project. Based on
the WSA, sufficient production capacity is available to meet the projected ultimate demand
within the District’s service area, including the Main Gate project.
Wastewater
Wastewater generated by the project would be treated at the Monterey Regional Water Pollution
Control Agency (MRWPCA) treatment plant located north of the City of Marina. The project
includes improvements to existing sewer lines in order to facilitate connection to the treatment
plant.
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Stormwater
The project is planned to retain all stormwater runoff from the site within sub-surface, infiltration
storage areas/percolation pits. The project is located within an area subject to shallow flooding
(less than one foot) during 100-year storm events; however, all finish floor elevations are
proposed to be above the maximum anticipated flood elevations.
Electricity / Gas / Phone
“Dry” utilities will be upgraded as needed to serve the project. It is also anticipated that aboveground utility lines along the street frontages of the project will be undergrounded.
Public Services
Police
Police services for the project would be provided through the City of Seaside Police Department,
and through on-site private security services. Because the project will generate substantial
demand for new police services, it is anticipated a new Police Department substation will
ultimately be developed in the vicinity of the project, to serve both the Main Gate project and
other planned development in the area. The project will contribute toward the development of
this substation through payment of impact fees.
Fire Protection
The Seaside Fire Department would provide fire protection services for the project.
Additionally, the project would be required to pay development impact fees to help finance
expanded fire protection services in the vicinity of the project.
Staff emphasizes that the Specific Plan is a planning framework document that is inherently
flexible. Although the basic planning entitlements and development standards are established by
this plan, the project may require revision or refinement as the City enters into discussions with
potential developers of the property.
STAFF ANALYSIS AND FINDINGS
Statutory Requirements of a Specific Plan
Under California law, cities and counties may complete Specific Plans to develop policies,
programs, regulations and guidelines to implement the jurisdiction’s adopted General Plan. A
Specific Plan effectively establishes a link between implementing policies of the General Plan
and the individual development proposals in a defined area.
Required Contents
This Specific Plan has been prepared in accordance with the requirements of California
Government Code Section 65451. As prescribed by law, the Plan includes text and diagrams
that generally describe the following:
•

The distribution, location and extent of all land uses, including open space.
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•

The proposed distribution, location and extent and intensity of major components of
public infrastructure, such as transportation and drainage systems.

•

The standards and criteria by which development will proceed.

•

A program of implementation measures, such as financing measures, policies, regulations
and public works projects.

•

A statement of the relationship of the Specific Plan to the General Plan.

Findings of Consistency with the General Plan
California law requires a Specific Plan to be consistent with a City’s General Plan and that
findings regarding consistency be included in the Specific Plan itself. The General Plan includes
the following specific implementation action associated with the Main Gate (North Gateway)
project:
Implementation Plan LU-1.3.1: North Gateway Specific Plan
Develop a Specific Plan for North Gateway regional commercial area that establishes
design criteria, floor area ratios, parking requirements, transit facilities, development
standards, signage, and landscaping requirements.
Further, the Seaside General Plan Land Use designation for the project site is Regional
Commercial (RGC), and identified as the “North Gateway Specific Plan Area.” The purpose of
the RGC designation is to establish areas of the City that are appropriate for large scale
commercial development with retail, entertainment, and/or services uses of a scale and function
to serve a regional market. The RGC land use designation allows (or conditionally allows) for a
wide range of commercial uses including general retail, hotels, movie theaters, entertainment,
office and other uses consistent with the land uses proposed by the Specific Plan. Although the
Specific Plan establishes the zoning for the site (referred to as “Main Gate SP Zone”), upon
specific plan adoption, the uses and type of development proposed are clearly consistent with the
uses envisioned under the General Plan.
Findings of Consistency with the Fort Ord Base Reuse Plan (BRP)
The Specific Plan site is located within the former Fort Ord Army base area. While this portion
of the former Fort Ord is now under the jurisdiction of the City of Seaside, all legislative land
use decisions affecting former Fort Ord lands are also required to be consistent with the Base
Reuse Plan (BRP). The Fort Ord Reuse Authority (FORA) is the agency charged with making
determinations of consistency. In 2004, the City of Seaside received a consistency determination
(Resolution #04-6) from FORA finding that the City of Seaside General Plan was consistent with
the BRP. The proposed Specific Plan would be consistent with the City of Seaside General Plan;
therefore, The Projects at Main Gate Specific Plan would be consistent with the BRP as
determined by Resolution #04-6.
CONCLUSION
Staff recommends that the Planning Commission receive the presentation on the Specific Plan
and EIR, hear any public testimony, and provide any comments and recommendation to the City
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Council. The City Council will consider the project at a later date, including comments and
recommendations made by the Planning Commission.
ATTACHMENTS
Exhibit A:
Exhibit B:
Exhibit C:
Exhibit D:
Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:

Location Map (Specific Plan Figure 1-2)
Simulated Aerial View – (Specific Plan Figure 5-1)
Conceptual Site Plan – Alternative A (Specific Plan Figure 2-1)
Conceptual Site Plan – Alternative B (Specific Plan Figure 2-2)
The Projects at Main Gate Specific Plan Draft EIR
Public Comments Received on Draft EIR
Recirculated Draft EIR
The Projects at Main Gate Specific Plan
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Figure 5-1
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Figure 2-1
Concept Site Plan - Alternative A
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Source: Bar Architects, June 2007
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Figure 2-2
Concept Site Plan - Alternative B

Attachment 2
Public Comments Received on Draft EIR

RESOURCE MANAGEMENT SERVICES
440 Harcourt Avenue, Seaside, CA 93955
Telephone (831) 899-6737 FAX (831) 899-6211

February 17, 2009
Susan Morley
Louise Ramirez
Ohlone/Costanoan Esselen Nation
Post Office Box 1301
Monterey, CA 93942
Re:

Draft Environmental Impact Report for The Projects at Main Gate Specific Plan
Response to SB 18 Tribal Consultation Request - Ohlone/Costanoan Esselen Nation

Dear Ms. Morley and Ms. Ramirez:
The City of Seaside received your letter dated October 31, 2008 on behalf of the
Ohlone/Costanoan Esselen Nation (OCEN) regarding the above referenced Draft Environmental
Impact Report (DEIR) that has been prepared for The Projects at Main Gate Specific Plan; a
copy of the letter has been forwarded to the Specific Plan environmental consultant. The City
values the cultural heritage of all peoples and has reviewed and carefully considered OCEN’s
comments as part of the Specific Plan process.
The Specific Plan is a regulatory document that will be used to guide future development
projects on the property. At the time the Draft Specific Plan was started, the City had entered
into an Exclusive Negotiating Agreement (ENA) with Clark Capital Realty, LLC/General Growth
Properties to develop a retail lifestyle center project; that ENA has expired. At the present time,
a developer has not been identified for the project. That being the case, there are no current
applications, plans, or drawings for a development project.
OCEN and other tribal representatives identified on the Native American Contacts List for
Monterey County prepared by the State of California Native American Heritage Commission will
continue to remain on the City’s mailing list for public notices related to the adoption of the
Specific Plan in accordance with the requirements of SB 18.
The City recognizes the importance of maintaining the integrity of physical and spiritual
resources of the many cultures that contribute to heritage of our community. Please contact me
at anytime at 831-899-6712 to discuss any comments or to schedule a meeting; I can also be
reached via email at barbara.nelson@ci.seaside.ca.us.
Respectfully,

Barbara Nelson, AICP
Planning Services Manager
Cc:

Diana Ingersoll, Deputy City Manager/Resource Management Services
Diana Hurlbert, Senior Planner
Denise Duffy, Denise Duffy Associates

United States Department of the Interior
FISH AND WILDLIFE SERVICE
Ventura Fish and Wildlife Office
2493 Portola Road, Suite B
Ventura, California 93003

TAKEPRIDE
lNANlERICA

IN REPLY REFER TO:

8 1440-2009-1-0021

February 17,2009
Matt Johnson
Associate Biologist
Denise Duffy & Associates, Inc.
947 Cass Street, Suite 5
Monterey, California 93940
Subject:

Proposed Fort Ord Seaside Main Gate Project, Seaside, Monterey County, California

Dear Mr. Johnson:
We are responding to your letter, dated October 14,2008, and received in our office on October
17,2008, requesting our concurrence with your determination that the subject project would not
result in take of the federally endangered Smith's blue butterfly (Euphilotes enoptes smithi). The
proposed project consists of the development of an open-air retail center and hotellspa1
conference facility on a 57-acre parcel of former Fort Ord in the City of Seaside.
The Service's responsibilities include administering the Endangered Species Act of 1973, as
amended (Act), including sections 7,9, and 10. Section 9 of the Act prohibits the taking of any
endangered or threatened species. Section 3(18) of the Act defines take to mean to harass, harm,
pursue, hunt, shoot, wound, kill, trap, capture, or collect, or to attempt to engage in any such
conduct. Service regulations (50 CFR 17.3) define harm to include significant habitat
modification or degradation which actually kills or injures wildlife by significantly impairing
essential behavioral patterns, including breeding, feeding, or sheltering. Harassment is defined
by the Service as an intentional or negligent action that creates the likelihood of injury to wildlife
by annoying it to such an extent as to significantly disrupt normal behavioral patterns which
include, but are not limited to, breeding, feeding, or sheltering. The Act provides for civil and
criminal penalties for the unlawfbl taking of listed species.
The project vicinity is within the range of the Smith's blue butterfly and contains suitable habitat,
including 5 seacliff buckwheat (Eriogonumpawifolium) plants. Seacliff buckwheat is a host
plant required by all life stages of the Smith's blue butterfly. You characterize the plants within
the project site as being in poor health. The plants are located within a dense patch of iceplant
(Caprobrotus sp.). However, no surveys have been conducted to determine the presence or
absence of the Smith's blue butterfly within the project area. The nearest known occurrence of
Smith's blue butterfly is west of Highway 1, approximately 0.5 mile from the project site. There
is also an occurrence of Smith's blue butterfly on the eastern side of Highway 1, approximately
1.5 miles south of the project site. Both of these occurrences are potentially within dispersal
distance of the project site. The El Segundo blue butterfly (Euphilotes battoides allyni), a

Matt Johnson
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species closely related to the Smith's blue butterfly, has been documented to disperse over
distances as far as 1.4 miles (Arnold 1986); it is believed that Smith's blue butterfly is capable of
similar dispersal (Arnold, pers. comm. 2008). Although highways may reduce dispersal, they do
not appear to function as complete dispersal barriers; the Smith's blue butterfly has been
documented dispersing across Highway 1 in Monterey County ( h o l d , pers. comm. 2008).
AAer reviewing the project, we do not concur with your determination that take of the Smith's
blue butterfly would not occur on the project site during the proposed road widening activities.
We have based our conclusion on the following: 1) the project site supports suitable habitat for
the Smith's blue butterfly, based on the presence of the species' host plant, seacliff buckwheat; 2)
there is a known occurrence of Smith's blue butterfly within dispersal distance of the project site;
and, 3) no surveys have been conducted to determine presence or absence of Smith's blue
butterfly at the project site. These conditions lead us to believe that there is some likelihood of
Smith's blue butterfly being present at the project site. Project plans call for the removal of the 5
seacliff buckwheat plants. Such removal would result in take of the Smith's blue butterfly if the
plants are occupied by the butterfly.
We recornmend that formal protocol surveys be conducted to determine presence or absence of
Smith's blue butterfly. If you have any questions regarding this letter, please contact Douglass
Cooper of my staff at (805) 644-1766, extension 285.
Sincerely,

A=b

David M. Pereksta
Assistant Field Supervisor

REFERENCES CITED
Arnold, R. A. 1986. Studies of the El Segundo blue butterfly - 1984. California Department of
Fish and Game, Inland Fisheries Administrative Report No. 86-4. 37 pp.
Arnold, R. A. 2008. Regarding the ecology of the Smith's blue butterfly and the El Segundo
blue butterfly. Conversation by telephone on December 3,2008, between Richard
Arnold (Entomological Consulting Services, Ltd., Pleasant Hills, California) and
Douglass Cooper (U.S. Fish and Wildlife Service, Ventura, California).

