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1| Introduction
This project was initiated as a result of discussions between California American Water (CAW) and the
City of Seaside regarding the sighting of the proposed Terminal Reservoir Project (TRP) along the south
eastern edge of the City of Seaside. The TRP is part of the Regional Water Project and involves the
storage and distribution of desalinated water in lieu of water drawn from the Carmel River. Based on
concerns raised by city staff, it was felt that before a final location of the TRP could be identified, a
broader, more holistic assessment of land uses should be addressed so that land uses generally located
east of General Jim Moore Boulevard in a 495 acre area identified as Seaside East (the Project Area), could
be efficiently utilized and designed in a compatible manner both within the TRP site and with adjacent land
uses.
Working in close coordination with city staff and the Seaside East Community Task Force, this Seaside East
Conceptual Master Plan analyzed existing site conditions and plans and then developed a number of
various land use options for consideration by the Community Task Force. A preferred land use option
was identified, which is discussed further below.
This plan is divided into five sections: 1) Introduction, 2) Site and Context, 3) Conceptual Master Plan, and
4) Terminal Reservoir Site Plan. Section 1 (Introduction) and 2 (Site and Context) provide a background
of the site, history of the project, and summary of relevant plans and studies. Section 3 (Conceptual
Master Plan) identifies overall guiding development objectives, various land use options, a preferred
conceptual master plan, and land use designations for the Project Area. Section 4 (Terminal Reservoir
Project) provides an analysis of and possible site plan for the Terminal Reservoir site, which would include
two 3 million gallon water tanks and associated infrastructure. Section 5 (Conclusions & Next Steps)
describes recommendations for moving forward with the planning process.

Project Intent and Purpose
The goal of this project is to identify a land plan for Seaside East that is supported by the community and
meets the goals of existing planning documents such as the 2004 Seaside General Plan. It is important to
note that this document is a conceptual plan only and no project approvals or amendments to any city
planning documents (e.g. the Seaside General Plan) are being proposed. Additionally, this conceptual
master plan was only presented to the Planning Commission as an information item. The Planning
Commission did not take action on this plan nor was it adopted by the City of Seaside City Council. This
conceptual plan is purely an advisory document meant to inform future land planning decisions.
Accordingly, the Terminal Reservoir Project will be required to obtain a Use Permit from the City of
Seaside and will be required to comply with all associated conditions and requirements as defined by Title
17 of the city's municipal code.

Community Involvement
A major component of this project was to gain community input and suggestions throughout the planning
process. A general Community Workshop was initially held to inform and educate the public about the
project and to solicit interest from attendees to serve on the Community Task Force. Over the course of
ten weeks, the ten-member Community Task Force met four times with city staff and staff from RBF
9/29/2010

1

City of Seaside
Seaside East Conceptual Master Plan

DRAFT

Consulting. Members of the public were also invited and were given an opportunity to express their
opinions and make recommendations about the project. The Community Task Force ultimately identified
a preferred land use option and recommended a draft version of this document prior to submitting to the
Planning Commission for informational purposes. A summary of the community involvement process is
outlined in the Table 1-1: Community Involvement Process, below.
Table 1-1: Community Involvement Process
Meeting

Date

Agenda Items

Community Workshop

July 13, 2010






Introductions
Presentation of Issues & Opportunities
Group Discussion
Community Task Force Member Sign-up

Community Task Force Mtg. # 1

July 27, 2010



Review of Community Task Force Roles,
Responsibilities & Process
Review of Past Planning Efforts
Integration with BLM Lands
Review of Past Development Initiatives
Group Brainstorming





Community Task Force Mtg. # 2

August 17, 2010





Community Task Force Mtg. # 3

August 31, 2010





Community Task Force Mtg. # 4

October 5, 2010




Planning Commission Meeting

October 27, 2010





Summary of Community Task Force
Meeting. #1
Review of Land Use Options 1 -3
Group Discussion / Refinement of the
Preferred Land Use Plan
Summary of Community Task Force
Meeting #2
Review of Preferred Land Use Plan and
Land Use Designations
Group Discussion / Refinement of the
Preferred Land Use Plan
Review of the Draft Seaside East
Conceptual Land Plan document
Group Discussion
Review of the Draft Seaside East
Conceptual Land Plan document
Public Comment
Planning Commission Comment

9/29/2010

2

DRAFT
Site and Context

2

2| Site and Context
This section describes the existing physical conditions of the Project Area and describes existing applicable
land use plans and polices and other relevant studies (e.g. market analysis).

Project Location
The Project Area is located within the City of Seaside on property that was formerly part of the Fort Ord
Army base. Located on 495 acres, it includes parcels along both sides of the recently re-aligned General
Jim Moore Boulevard and Eucalyptus Road. Figure 2-1: Project Area, identifies the parcels included with
the Project Area and surrounding uses. Figure 2-2: Jurisdictions, illustrates the boundaries of the Project
Area in relation to the City of Seaside city limits and other jurisdictional boundaries.

Existing Conditions
Topography and Elevation
The Project Area is generally located at higher elevations as compared to the rest of the city. There are
several vista points, particularly just southeast of the Broadway Avenue / General Jim Moore Boulevard
intersection, a site which affords dramatic sweeping views of the city and the entire Monterey Bay. This
viewpoint and other locations also have views inland (west and south) of the coastal chaparral open space
(BLM lands), complete with rolling hillsides and lowland basins. Generally serving as a ridgeline when
viewed from the western, urbanized portions of the city, development of this area will be of critical
importance. Figure 2-3: Topography, illustrates the topography of the Project Area. Figure 2-4: Elevation,
shows the elevation of the Project Area.
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Figure 2-1: Project Area
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Figure 2-2: Jurisdictions
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Figure 2-3: Topography
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Figure 2-4: Elevation
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Vegetation and Habitat
Protection
With the exception of roadways and utilities, the Project Area
is undeveloped open space. Maritime chaparral is the
dominant vegetation type; characterized by a wide variety of
evergreen, sclerophyllus (hard-leaved) shrubs integrated with
coast live oak woodland and shaggy-barked manzanita. Other
species found in the shrub layer include chamise, toro
manzanita, sandmat manzanita, toyon, blue blossom ceanothus
and Monterey ceanothus.
The greatest diversity of wildlife species at former Fort Ord
occur in this maritime chaparral environment. Birds such as
orange-crowned warbler, rufous-sided towhee, and California
quail nest in the chaparral. Small mammals such as California
mouse and brush rabbit forage in this habitat and serve as prey
for gray fox, coyote, bobcat, spotted skunk and western
rattlesnake.
Habitat protection and enhancement is extremely important at
the former Fort Ord as it is home to dozens of rare plants and
animals. In some cases, more than 90 percent of the global
distribution of some plant species is found on the former Fort
Ord. Rare species include five plant species that are listed on
the Federal Endangered Species Act and four animal species.
To protect these and other species, the U. S. Bureau of Land
Management (BLM) has worked closely with the Army and
Fort Ord Reuse Authority to develop the Fort Ord Habitat
Management Plan (HMP) (1997), which has subsequently been
renamed the Habitat Conservation Plan (HCP) and is pending
final approval by U. S. Fish & Wildlife. The HMP/HCP set aside
17,500 acres of habitat reserves, while allowing for 10,500
acres of development and redevelopment on the former base.
The BLM is the primary habitat manager overseeing 14,600
acres of land, known as the BLM Natural Resource
Management Area (NRMA) (a.k.a Fort Ord Public Lands). The
western edge of the NRMA is located adjacent to the Project
Area.
Development adjacent to the NRMA has the potential to
adversely affect species and natural communities. To help
protect the NRMA, a buffer, or “borderland” was established
which applies to properties that are adjacent to reserve areas.
9/29/2010
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Borderlands management strategies are described in the
Draft HCP and include measures to protect the adjacent
reserves from damaging effects, such as vandalism, trash
dumping, trampling species, mountain bike and off-road
vehicle use, pesticides and fertilizers, runoff from street and
landscaping, introduction of invasive weeds, and noise and
light pollution. Fuel breaks and fire-wise planning are
incorporated to minimize the spread of fires.
New development (built structures) are prohibited within
200 feet of the protected habitat area until fuel breaks are
located and a fire-wise plan is adopted. Access control
measures (such as fencing) and storm water management
also may be required mitigation measures. Roadways and
non-habitable structures (e.g. park facilities) are allowed
within the borderland boundary. Figure 2-5: Borderland
Interface, shows the location of borderland buffer within the
Project Area.
A number of unimproved roadways and trails extend
throughout the BLM lands. Five of these connect with the
Project Area, as shown in Figure 2-6: Army/BLM Fuelbreak
Roads and Trails. These include, from south to north,
Nowhere Road, Watkins Gate Road, Broadway Road,
Austin Road, and Evolution Road. Two of these trails,
Broadway Road and Watkins Gate Road are believed to be
possible routes of the Juan Bautista De Anza historical trail.
These existing roadways are used primarily for fire access,
and secondarily as public access trails. Public access would
include hiking and bicycling. The BLM is working with local
jurisdictions, including the City of Seaside, to manage access
to the Fort Ord Public Lands consistent with habitat
protection programs. On each of these unimproved
roadways, the BLM envisions limited non-vehicular access
consistent with munitions clean-up strategies which may
include cleanup of up to 150 feet or either side of the
unimproved roadway. As such, the conceptual land plan
should consider the provision of providing future nonvehicular access and other improvements (e. g .parking,
restrooms etc.) at the junction of these unimproved
roadways with the Project Area.
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Figure 2-5: Borderland Interface
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Figure 2-6: Army/BLM Fuelbreak Roads and Trails
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Munitions Cleanup
Because of past military training exercises, portions of the Project Area located east of the re-aligned
General Jim Moore Boulevard and south of Eucalyptus Road are considered contaminated with munitions
and require proper clean-up before they can be formally transferred to the City of Seaside for future
development.
In March 2007, the Army and Fort Ord Reuse Authority (FORA) entered into an Environmental Services
Cooperative Agreement (ESCA), which allows the transfer of land contaminated with military munitions to
FORA, which is responsible for addressing munitions response actions. The Army is responsible for other
contamination issues (such as groundwater, soil, and landfill). The Army has provided munitions
remediation funding to FORA. Cleanup of contaminated lands is currently being undertaken to clean the
soils to levels safe for both residential uses and non-residential uses. Figure 2-7 ESCA Cleanup, shows
portions which have or will be cleaned up to each of these levels. Full cleanup and regulatory closure of
the Project Area is anticipated to be completed by late 2014, prior to transfer to the city.
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Figure 2-7: ESCA Cleanup
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Water Supply
The proposed project area is located within the Marina Coast Water District’s Ord Community Service
Area and is subject to water supply allocations of the Salinas Groundwater Basin, as defined by the Fort
Ord Reuse Authority. A total of 6,600 AF/Y of Salinas Basin groundwater is available for use on former
Fort Ord lands. The City of Seaside has an allocation of 1,012 acre-feet of water per year (AF/Yr) to
support development of reuse projects within the city. A portion of this water has already been allocated
to projects such as The Projects at Main Gate, Seaside Highlands, and the Golf Course Resort.
Once available, the use of recycled water for development on the former Fort Ord is anticipated. The
Marina Coast Water District requires installation of recycled water delivery piping for all recreational and
common irrigated open space. This is expected to reduce the quantity of potable water needed for
development.
Utility Corridor
PG&E holds a non-exclusive easement and right-of-way for the construction, repair, renovation, operation,
and maintenance of an underground natural gas pipeline and an overhead electric distribution system,
which extends along the west side of the realigned General Jim Moore Boulevard and along the north side
of Eucalyptus Road. At its widest point, the easement measures 85 feet. Specified portions of land
described in Exhibit "B" and "D" and portrayed on the map in Exhibit "A" of the easement prohibit
construction of any structures. Map is forthcoming from PG&E
The PG&E easement is subject to subsequently granted easements, as well as access routes for roadways
and utilities, provided that PG&E is consulted and that it will not interfere with their easement.
The existing PG&E overhead power lines adjacent to General Jim Moore Boulevard cannot be feasibly
place underground nor relocated due to exorbitant cost.
Key Opportunities and Constraints
At 495 acres, the Project Area represents a significant opportunity for future development located directly
adjacent to existing urban development in the City of Seaside. The newly re-aligned and expanded
General Jim Moore Boulevard will serve as a key north-south transportation corridor providing improved
access to the Seaside East. This will be further enhanced by current plans to improve Eucalyptus Road and
proposed development to the northeast. Opportunities and Constraints associated with the Project Area
are described below in Table 2-1 and shown in Figure 2-8: Opportunity and Constraints.
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Table 2-1: Opportunities & Constraints
Opportunities














City and regional roadway access
including General Jim Moore Boulevard,
Eucalyptus Road, Broadway Avenue
and Coe Avenue.
Outstanding views of the City of
Seaside, the Monterey Bay, and Fort
Ord Public Lands (BLM).
Single-ownership by the City of Seaside
enables more effective master planning.
Unconstrained, large parcel size allow
for a scale of development not feasible
elsewhere.
Essentially vacant, undeveloped land
unencumbered by existing structures,
roadways, etc.
Newly installed infrastructure (water,
sewer, storm, etc.) recently installed
under General Jim Moore Boulevard.
Access to trails and fire roads within the
14,600 acre BLM Natural Resource
Management Area.

Constraints










Width between existing roadway and
property boundary and Borderlands
buffer limits some development
opportunities.
Prevailing winds from the west during
some parts of the year.
Limited water supply (regional issue of
concern).
Overhead utility lines and the former
General Jim Moore Boulevard alignment
constrain development opportunities
along the western boundary.
Current economic/market conditions.
Munitions clean-up by FORA will not
be completed until 2014.
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Figure 2-8: Opportunities and Constraints
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Existing Plans and Studies
Several plans and studies analyzed the Project Area for future development potential. Relevant sections of
these documents are summarized below.
Fort Ord Base Reuse Plan
Adopted in June 1997, the Fort Ord Base Reuse Plan (the Reuse Plan) serves as the primary planning
document that guides future use and development of the land formerly occupied by Fort Ord and serve as
the official local plan for reuse of the former base. Any agency that is a member of FORA, which includes
the City of Seaside, must rely on the Reuse Plan as its local general plan for land in its jurisdiction that is
also within the territory of the former Fort Ord. All Fort Ord property that has been transferred from the
federal government must be used in a manner consistent with the Reuse Plan, except for property
transferred to the California State University or the University of California. Agencies are required to
demonstrate consistency of their plans with the Reuse Plan.
The Project Area is located within an area identified by the Reuse Plan as the Planned Residential
Extension Districts. The Reuse Plan identifies a variety of uses for the Project Area, including 195 acres of
residential, 26 acres of retail/service, seven acres of open space (neighborhood park), and a 25-acre
community park. Within each of the sections addressing these districts are specific development standards
for future development in the City, as shown in Figure 2-9: Fort Ord Reuse Plan Land Use Concept for
the City of Seaside.
Figure 2-9: Fort Ord Reuse Plan Land Use Concept for the City of Seaside
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Seaside General Plan
The Seaside General Plan (2004) establishes a framework for future growth and development in the City
of Seaside over the next 20 + years. The General Plan includes a Land Use Classification System to define
land uses and the allowable density or intensity of development for each use. As shown in Figure 2-10:
City of Seaside General Plan Land Use Policy Map, a large majority of the land within the Project Area east
of General Jim Moore Boulevard and south of Eucalyptus Road is designated Low Density Single Family
Residential. The one exception is a portion of land at the southern end which is designated Park and
Open Space. Land north of Eucalyptus and within the Project Area is identified as Recreational
Commercial and Medium Density Residential. These four General Plan land uses and their maximum
allowable density are described below in Table 2-2.
Table 2-2: Seaside General Plan Relevant Land Use Designations
Land Use Designation

Max. Allowable
DU/ac or FAR*

PARKS AND OPEN SPACE (POS). Intended to preserve natural resources, views, and other
visual amenities, and also to protect people and property from natural and man-made hazards.
Also, for publicly owned active and passive parkland of all sizes. Allowable uses may include:
active and passive parks and recreational activities including sports fields, trails, and playground
equipment; public amphitheaters; habitat management; community centers; and gymnasiums.
Park related offices and restroom facilities are also permitted.

0.01:1 FAR

RECREATIONAL COMMERCIAL (RC). Primarily for outdoor recreational facilities including golf
courses, equestrian centers, public swimming pools, and tennis clubs. Limited amount of
residential, visitor accommodation units, convenience retail uses and associated administrative
office also allowed if integrated with the principal use.

0.005:1 FAR

LOW DENSITY SINGLE FAMILY RESIDENTIAL (RLS). For detached single-family dwellings at
densities of up to 8 dwelling units per acre.

8.0 du/ac

MEDIUM DENSITY RESIDENTIAL (RM). For single family attached and detached dwelling units,
including duplexes and triplexes, and some condominiums at densities of up to 15 dwelling units
per acre. Mobile homes parks are also permitted.

15.0 du/ac

* DU/ac – Dwelling Units per Acre | FAR – Floor Area Ratio
Source: City of Seaside General Plan (2004).
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Figure 2-10: City of Seaside General Plan Land Use Policy Map
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Seaside Zoning Ordinance
The Seaside Zoning Ordinance is the regulating code for all development standards and requirements.
The zoning designations for the Project Area are generally consistent with the land use designations as
defined in the city’s General Plan. As shown on Figure 2-11: City of Seaside Zoning Map, a majority of
the Project Area is zoned RS-8 (Single-family Residential). Other designated districts include RS-12
(Single-family Residential), and OSR (Open Space - Recreation).
Seaside Parks, Recreation and Community Services
Plan
The City of Seaside Parks, Recreation and Community Services Plan (June 2004) is a comprehensive
report addressing the adequacy of Seaside’s park and recreation facilities, as well as future needs and
opportunities. The Plan also makes recommendations regarding trails and pathways as it pertains to park,
recreation and open space connections. The Plan serves as a resource and complements the
Conservation/Open Space element of the city’s General Plan.
Based on the needs assessment identified in the Plan, three additional community park sites are needed in
Seaside to adequately serve the population. One of these parks is nominally identified as being located at
the southern end of the city limits and east of General Jim Moore Boulevard, just south and adjacent to
the Project Area.
Community parks are intended to provide both active and passive recreation opportunities. Facilities are
designed for organized activities and sports, although individual and family activities are also encouraged.
Ideally 25 acres or larger, community parks serve a much larger service area and offer more facilities and
therefore require more in terms of support facilities such as parking, restrooms, storage buildings, and
lighting. Facilities appropriate for a community park may include but are not limited to the following:













Soccer fields
Baseball and softball fields
Tennis courts
Basketball courts
Outdoor concert area or amphitheater
Sand or grass volleyball courts
Open multi-use grass areas / natural open space
Children’s playground (tot and youth) and benches
Restrooms
Picnic area and picnic shelters
Trails/pathway systems
Site lighting
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Figure 2-11: City of Seaside Zoning Map
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Seaside Bicycle Transportation Plan
The City of Seaside Bicycle Transportation Plan was adopted in 2007. The purpose of the plan is to
establish a system of bikeways within the City of Seaside that connect with and complete the broader
regional bikeway system. The growth of the former Fort Ord military installation, including the California
State University Monterey Bay campus, will bring a significant number of residents, employees and students
who require safe and efficient bicycle transportation to and from business, school and residential areas.
Bikeways that connect residential neighborhoods with businesses, schools and services within the city are
crucial to the development of the community. In addition, a current bicycle transportation plan makes the
City of Seaside eligible to apply for funding to implement the plan through the construction and
improvement of bikeways and associated facilities. The plan will also ensure that bikeways and bicycle
facilities are considered as a part of future development within the City.
"Bikeway" is a general term used to refer to facilities that
provide primarily for bicycle travel. The Caltrans Bikeway
Planning and Design section (Chapter 1000 of the State of
California Highway Design Manual) categorizes bikeways
into three types:
Class I Bikeways are generally referred to as Bike Paths
and provide a completely separated right-of-way for the
exclusive use of bicycle and pedestrian traffic with crossflow minimized. Existing examples of Class I trails are the
along General Jim Moore Boulevard between Normandy
and Coe Avenue and the Monterey Bay Coastal Trail,
which runs between the cities of Pacific Grove and just
north of Marina.
Class II Bikeways are referred to as Bike Lanes and
provide a striped lane for one-way bike travel on a street
or highway, and typically includes signs placed along the
street segment. An example is Coe Avenue between
Monterey Road and Pacific Crest Drive.
Class III Bikeways are referred to as Bike Routes and
provide a shared use with pedestrian or motor vehicle
traffic. Typically these facilities are city streets with signage
designating the segment for Bike Route without additional
striping or facilities.
As shown on Figure 2-12: City of Seaside Existing & Proposed Bikeways, a Class I bike path is proposed
on General Jim Moore Boulevard to be installed upon future development while a Class II bike lane
currently exists. Class II bike lanes are proposed along Eucalyptus Drive as well as east-west roadways of
9/29/2010
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Coe Avenue and Broadway Avenue. Class III bike routes are proposed on the east-west roadways of
Hilby Avenue and the terminus of San Pablo Avenue.
Figure 2-12: City of Seaside Existing & Proposed Bikeways
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Implementation Plan 2007-2012 for Seaside – Fort
Ord Redevelopment Project Area
The Redevelopment Plan for the Seaside-Fort Ord Redevelopment Project Area (Redevelopment Project
Area) was adopted by the City Council in April 2002. The Redevelopment Project Area comprises an
estimated 3,937 acres of the former Fort Ord military base along either side of General Jim Moore
Boulevard inside the Seaside city limits, and follows the southern boundary of the former military base to
First Street on the north, and to the east of General Jim Moore Boulevard between Third Street on the
north and Plumas Street on the south.
As required by California Community Redevelopment Law, the Redevelopment Agency of the City of
Seaside (RACS) adopted the Five-Year Implementation Plan (2007-2012) in January 2008. The purpose of
the Implementation Plan was to set forth the specific goals, programs, projects, and estimated expenditures
for the Redevelopment Project Area for the five-year period from 2007 to 2012.
The Implementation Plan identifies three redevelopment program categories to focus the Agency’s efforts
over the five-year Implementation Plan period, including:




Community Development – activities that encourage and facilitate the economic
development of Fort Ord.
Business Recruitment – activities that attract new businesses into the community, such as,
providing infrastructure improvements, and the preparation of marketing or planning
information for dissemination to potential new businesses.
Housing Programs – activities and programs that utilize 20% of the Agency’s tax increment
revenues for the purpose of increasing, preserving, or improving dwelling units affordable to
very low, low or moderate income households.

Former Fort Ord Properties Market Study
In May of 2006, Redevelopment Agency of the City of Seaside (RACS) retained CB Richard Ellis (CBRE)
to conduct a focused market analysis of several potential development sites within the city limits on the
former Fort Ord. The purpose of the study was to: 1) Provide RACS with an understanding of long-term
economic and market conditions in the area, and 2) Make recommendations for viable economic
development that would be in support of the city’s long-term goals of job creation, increasing tax
revenues, attracting new industry, and stimulating private sector investment. The analysis/study includes an
executive summary and a proposed Implementation Program.
Four sites were analyzed: (1) The approximate 495 acres east of General Jim Moore Boulevard as well as
properties adjacent and to the north (the Southeast Sector Site), (2) The land to be acquired from the US
Army in a swap of city owned land, (3) The Shoppette site at Coe Road, and (4) Land north of Gigling
Road commonly referred to as Surplus II and not subject to public benefit conveyances.
Two potential concepts of particular interest to the RACS for these sites were: 1) University-related uses
and 2) A trade and exposition center. Following is a summary of specific recommendations as they apply
to the Project Area.
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Office/Flex and Retail

General Jim Moore Boulevard is expected to emerge as a major north-south corridor, linking Del Rey
Oaks and Ryan Ranch to CSUMB, Surplus II sites and the northern portions of the former Fort Ord area.
As such, the intersection of Eucalyptus Road and General Jim Moore Boulevard, and the long frontage
provided by the western edge of the Southeast Sector site area, would provide ideal locations for
commercial uses, especially to capture excess demand from Ryan Ranch as it expands to capacity. In
addition, if the area southeast of the intersection of Eucalyptus Road and General Jim Moore Boulevard
were to be developed for neighborhood retail use (as is currently designated in the Reuse Plan), this
would provide needed nearby amenities to support office/flex development. Finally, office/flex space along
the General Jim Moore Boulevard frontage could be additionally supported by a residential population in
the interior areas of the Southeast Sector.
Trade and Exposition Center and Conference Facilities

RACS requested that CBRE conduct a broad evaluation of whether or not an extensive feasibility study for
a trade and exposition center at the former Fort Ord is warranted. Their evaluation included a review of
three other trade and exposition centers; namely, the Monterey Convention Center, the Greater Tacoma
Convention and Trade Center, and the San Diego Convention Center. They concluded the following:







The inadequacy of the regional transportation infrastructure (primarily air access) could
limit the outlook for this type of facility. CBRE Consulting recommended that the
feasibility of this type of facility be tested in a more focused study that considers other,
more relevant markets than Tacoma or San Diego;
Based on feedback from Monterey’s Convention and Visitor’s Bureau, unmet demand
exists in the conference center segment of the market. Seaside could potentially compete
with the smaller competitors in the market, such as Napa and Lake Tahoe, which have
similar access constraints;
Without extensive study, CBRE Consulting concluded that the key issue for a conference
facility is the most effective location within Seaside – at the former Fort Ord, or in other
areas of Seaside that may be better served by hotel and other amenities; and
CBRE Consulting concluded that a detailed feasibility study should be performed to focus
on the potential for a facility comparable to the conference center in Monterey, considering
a set of comparables including other secondary markets. The study should also focus on
the identification of the most viable location within Seaside.

Southeast Sector Site

While the above discussion regarding office/flex and retail and a trade and exposition center address the
entire CBRE study area including the Southeast Sector site, CBRE also discussed a more comprehensive
development strategy for the Southeast Sector site itself. They recommended that the City of Seaside
work directly with a master developer/team to create a comprehensive plan for the site. They noted that
with General Jim Moore Boulevard becoming a central “spine” of this part of former Fort Ord,
development at the Southeast Sector should take advantage of this, with a higher-intensity mix of
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commercial uses along General Jim Moore Boulevard and lower intensity residential uses further east
toward the preserved land area. Key aspects of CBRE’s recommended concept include:





Creation of a walkable master-planned community
Neighborhood commercial uses at the southeast corner of Eucalyptus Road and General
Jim Moore Boulevard
Local-serving office uses along General Jim Moore Boulevard, south of Eucalyptus Road
A range of residential types in the interior land north and south of Eucalyptus Road and
bordered by preserved land to the east with a focus on higher-end due to the protected
natural buffer and the adjacent Del Rey Oaks.

Monterey Bay Trade & Convention Center Market
Study
As recommended by the May 2007 Fort Ord Lands Market Feasibility Study, in 2008 the Agency
contracted with Conventional Wisdom to conduct further analysis of the demand for a regional trade and
convention center.
Phases I and II of a planned regional Trade/Expo and Convention Center feasibility study showed high
demand for a facility that would meet the space requirements for events larger than the region's existing
conference venues are currently able to accommodate. The center would be designed to support local,
regional and state conventions and tradeshows including consumer shows, conferences and meetings and
banquets and would not compete with venues for small events. The facility would be developed in phases
over time, starting with a 40-acre core site with 250,000 square feet of building space allocated as follows:
Exhibition

85,000 sf

Meeting

40,000 sf

Total Function Space

125,000 sf

Support Facilities

125,000 sf

Total Building Space

250,000 sf

Under Phase III a regional executive advisory committee will make recommendations related to location,
conceptual design, financing options, facility management and governance.
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3| Conceptual Master Plan
The Conceptual Master Plan represents the evolution of a planning process that involved the efforts of the
Community Task Force, in coordination with city staff and public input. The Community Task Force was
largely responsible for determining appropriate land uses for Seaside East and recommending the types of
uses that should be considered.

Guiding Development Objectives
As part of their meetings, the Community Task Force discussed a number of issues and preferences that
became the basis for a set of guiding development objectives for the Project Area. Primary issues of
concern included:









Creating a better jobs/housing balance
Encouraging economic development
Creating regional-serving uses that make the City of Seaside distinctive
Minimizing adverse impacts (i.e. traffic and noise) on adjacent residential neighborhoods
Ensuring that future park and recreation maintenance is properly funded
Capitalizing on the major arterial roadways that extend through the site
Encouraging alternative modes of transportation (e.g. transit)
Encouraging connectivity with downtown Seaside and CSUMB

The following guiding development objectives were used to define a framework for future land uses in the
Project Area.
Encourage the Development of a Trade &
Exposition Center District
Pursue the development of a Trade and Exposition Center within the Project Area that will serve as a
major economic stimulus to the City of Seaside and the region.
Facilitate the Development of an Active and
Vibrant Mixed-Use Center
In conjunction with the Trade and Exposition Center or other commercial development near the General
Jim Moore Boulevard / Eucalyptus Road interchange, encourage the development of a vibrant mixed-use
development that also encourages public/civic uses (e. g. museum).
Provide a Significant Parks and Recreation
Amenity
A regionally- and city-serving community park should be developed which includes significant active and
passive recreation facilities that may be public/privately operated. Facilities might include soccer and
baseball/softball fields, tennis courts, a skate park, full/half basketball courts, informal open space, a parking
lot for access to BLM lands, picnic area, restrooms etc. Private, non-profit organization could collaborate
with the city to help finance construction and maintenance of some or all of the facilities.
9/29/2010

27

City of Seaside
Seaside East Conceptual Master Plan

DRAFT

Develop a Regionally-Serving Public Use at the
View Point Southeast of the Eastern Terminus of
Broadway Avenue
With its prominent views of the City of Seaside and the entire Monterey Bay, this site is considered a
critical city asset that should be developed as a regional visitor-serving destination and helps to differentiate
the City of Seaside as a distinctive destination. Uses might include an amphitheatre, winery, museum,
culinary center, performance arts center, music academy, and/or public events center (weddings, special
events, etc.).
Promote Green and Creative Technology Companies
Seaside could provide cutting edge office space and incentives to attract green and creative technology
companies. Such companies could draw on resources from the nearby California State University
Monterey Bay and other local higher education institutions as well as the Silicon Valley.

Preliminary Land Use Options
The Community Task Force analyzed three preliminary land use options for the Project Area. Each option
had a different arrangement and distribution of land uses; however, each maintained fixed amenities such
as the Terminal Reservoir Project, utility corridors, and the re-aligned General Jim Moore Boulevard
(GJMB). A summary of the main features of each preliminary land use option and a summary table of
acreages by use are described below.
Land Use Option 1
 Commercial and employment centered at GJMB/Eucalyptus Road
 A significant Trade and Exposition Center District on NE corner GJMB/Eucalyptus Road
 Regional-serving Commercial/Retail on SE corner GJMB/Eucalyptus Road
 Business Park / Employment located in narrower portions of Project Area
 Recreation/Open Space located south and adjacent to Public/Institutional
 Residential north of Eucalyptus Road adjacent to the existing Ord Community housing
development
Land Use Option 2
 Business Park/Employment “corridor” along Eucalyptus Road
 No Trade and Exposition Center District
 Commercial/Retail hub on both sides of Eucalyptus Road at GJMB
 Housing in southern portion of Project Area integrated with the Terminal Reservoir Project
 Recreation/Open Space located adjacent to Commercial/Retail and Public/Institutional, and
separately, adjacent to Residential
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Land Use Option 3
 Land uses that are predominantly employment focused
 Eucalyptus Road serves as a mixed-employment “corridor”
 Trade and Exposition Center located adjacent to Business Park/Employment
 Major Mixed-Use complex south of Trade and Exposition Center District
 Business Park/Employment located in narrower areas of the Project Area
 Small Commercial/Retail area serving Business Park/Employment at Broadway Avenue
 Recreation/Open Space concentrated in the southern end of the Project Area
Table 3-1: Comparison of Land Use Acreages
Land Use

Option 1

Option 2

Option 3

Residential

80

105

25

Mixed-Use

--

--

60

Commercial/Retail

35

25

10

Business Park/Employment

105

210

165

Public/Institutional

30

15

--

Trade & Exposition Center District

70

--

60

Recreation/Open Space

140

105

140

Roadways

35

35

35

Total

495

495

495

* Acreages are approximate.

Figures 3-1 to 3-3 show the three preliminary land use options for the Project Area.
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Figure 3-1: Preliminary Land Use Option 1
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Figure 3-2: Preliminary Land Use Option 2
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Figure 3-3: Preliminary Land Use Option 3
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Preferred Conceptual Master Plan
Based on discussions with the Community Task Force, elements of Preliminary Land Use Options 1 and 3
were combined and then refined to come up with a preferred conceptual master plan, as shown in Figure
3-4: Preferred Conceptual Master Plan.
From a spatial and land use basis, the preferred conceptual master plan seeks to focus more intensive, high
traffic-generating uses along the northerly portion of General Jim Moore Boulevard and along Eucalyptus
Road, the with the intersection of these two roads functioning as the commercial center. Less intensive
traffic-generating uses are proposed along the southerly portion of General Jim Moore Boulevard which
would be more compatible with the existing residential neighborhoods to the west and future roadway
capacity.
A 70 acre Trade and Exposition Center District is proposed on the northeast corner of General Jim
Moore Boulevard and Eucalyptus Road. It would be regional-serving facility designed to accommodate
trade shows, conferences, and special events. It is envisioned that this District would also include
conference-related facilities such as hotels, restaurants and other associated amenities.
Two Mixed-Use areas are proposed that would essentially “wrap around” the Trade and Exposition
Center District. The first would be a 70-acre Mixed-Use development located at the southeast corner of
General Jim Moore Boulevard and Eucalyptus Road. This development would serve as the commercial
center of Seaside East and include a variety of retail, office, entertainment, civic, and cultural uses. It could
also serve as a transit hub for buses, trolleys, etc. The second would be a 35 acre Mixed-Use
development adjacent to and east of the Trade and Exposition Center District, located on the north side
of Eucalyptus Road.
Approximately 45 acres of Low-Density Residential development is proposed east and adjacent to the
second Mixed-Use development. This Low-Density Residential would be developed at a density
compatible with the existing single-family residential development of the Presidio of Monterey (POM) to
the north and the residential component of the proposed Monterey Downs and Horse Park to the east.
On the south side of Eucalyptus Road would be a 55 acre Business Park / Employment development that
would provide a variety of job-producing flexible office and light industrial uses that could include CSUMB
entrepreneurial start-ups, medical offices and research, green technology, and other similar innovative
businesses.
South of the 70-acre Mixed-Use development on General Jim Moore Boulevard would be a second 25acre Business Park / Employment development. This area would capitalize on its relatively high elevation
(for views) and proximity to the Mixed-Use district. Given to it's relatively narrow configuration due to
the alignment of General Jim Moore Boulevard and the 200 foot Borderlands interface, this type of land
use would afford greater flexibility in the sighting of building footprints and surface parking lots.
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Figure 3-4: Preferred Conceptual Master Plan
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South of this Business Park/Employment development would be a 20 acre regional Visitor-Serving
destination that would capitalize on its very prominent views of the City of Seaside and the Monterey Bay.
This site should be carefully planned and any future development should function as a distinct regional
amenity that help to brand a distinct identity for the City of Seaside. Uses might include a museum, an
amphitheatre, a special event center, a civic/community facility, culinary center, a winery, a music academy,
or other similar uses.
Further south would be a major 90-acre regionally-serving community park (Recreational Commercial)
that would support both active and passive recreation opportunities, including the possibility of a major
public/private sports complex (e.g. Big League Dreams) and an entertainment venue such as an
amphitheater (e. g. the Greek Theater in Berkeley). This facility is envisioned to include a number of ball
fields (soccer, baseball/softball) and sport courts, as well as other recreation amenities such as tennis
courts, a skate park, climbing wall, children's playground, picnic areas, restrooms, and informal passive
recreation area. It would also serve as a gateway to recreation opportunities on the BLM managed Fort
Ord Public Lands.
It is envisioned that this area could be operated as a public/private facilities to help minimize the cost of
on-going operations and maintenance of the facilities. As such, any future facilities should be sized
appropriately so that it can be financially self-supporting to the greatest extent practical.
South of the community park, approximately 20 acres would be set aside as Parks/Open Space, providing
more passive forms of recreation and serving as a buffer to the City of Del Rey Oaks.

Land Use Designations
The following is a description of proposed land designations and their intended land uses within the
Project Area. The term DUs refers to residential dwelling units, regardless of unit size.
Residential
Residential is applied to areas with existing or planned detached single-family residential units. Elementary
and/or middle schools, neighborhood parks, and public utilities commonly found in residential
neighborhoods are also allowed. The density is envisioned to be in the range of six (6) to eight (8) DUs
per acre.
Existing neighborhoods in Seaside that represent this type of residential development include: Ord Grove,
Ord Terrace, a majority of the Del Monte Heights, the Highland, and Rousch neighborhoods, and Seaside
Highlands.
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Mixed-Use
Mixed-Use is intended to provide a mixture of uses that, when concentrated, create focal points for
community activity and identity and facilitate the use of transit. It is envisioned to accommodate a
horizontal and/or vertical mixture of uses including:









Retail
Service
Hospitality
Office
Restaurant
Entertainment
Cultural/civic
Multi-family residential

For this designation, residential and commercial uses may be developed on the same parcel (i.e., residential
above commercial). In Mixed-Use developments, certain benefits and opportunities occur: residents are
readily available to support local businesses; businesses and residential projects have opportunities to share
parking, and traffic congestion may ease as more people choose to walk or bicycle to nearby destinations
instead of using a vehicle.
Development in the Mixed-Use land use designation requires approval of a master plan, such as an area
plan, specific plan, or planned unit development, which focuses on the character, relationship of uses,
public/private access, parking, pedestrian facilities, building form, integration with the roadways and
pedestrian ways, public spaces, landscaping, and public amenities. Uses in this designation may have
residential densities of up to 25 DUs per acre. This density represents the intended level of anticipated
development; however, individual projects may vary depending upon an approved master plan, such as an
area plan, specific plan, or planned unit development.
Business Park/Employment
Business Park/Employment is intended for employment-generating uses that provide economic and
employment opportunities for the residents of Seaside and surrounding communities. Appropriate uses
may include but are not limited to:








Research & development
Creative technology centers
Corporate offices
“Green” industries
Light manufacturing
Employment supporting commercial/retail uses
Other uses such as parks, live-work units, utilities, and other public/institutional uses that
support employment activities and are determined to be compatible with and oriented
towards the surrounding uses.
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Trade and Exposition Center District
The Trade and Exposition Center District is intended to support event-based commercial and
tourist/entertainment activities such as:





Trade and exposition center
Convention center
Other similar activities that support visitors and trades people on a regional, state and
national basis
Ancillary supporting uses such as hotels, restaurants, retail, entertainment, and civic/cultural
uses

Development in the Trade and Exposition Center District land use designation requires approval of a
master plan, such as an area plan, specific plan, or planned unit development, which focuses on the
character, relationship of uses, public/private access, parking, pedestrian facilities, building form, integration
with the roadways and pedestrian ways, public spaces, landscaping, and public amenities.
Visitor Serving
Visitor Serving is intended to be a major regionally-serving destination that caters to tourists as well as local
and regional residents. Acceptable uses include:










Performing arts theater and/or entertainment venue
Amphitheater
Museum
Winery
Special event facilities (e. g. for weddings)
Culinary center
Music academy and/or recording studio
Civic/community center
Other unique uses that would help "brand" the City of Seaside’s identity

Recreational Commercial
Recreational Commercial is intended for outdoor recreational facilities that support both active and
passive recreation activities. A major sports complex, which may be privately operated, and provides a
venue for organized recreation activities is allowed, assuming it can be financed so that operations and
maintenance are fiscally neutral. Uses may include but are not limited to the following:







Regionally-serving sports complex(s) (e. g. soccer fields, baseball/softball fields)
Entertainment venue (e. g. amphitheater)
Community center
Gymnasium
Sport court (e. g basketball, volleyball, etc.)
Skate park
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Playground
Swimming pool
Tennis courts
Picnic areas
Parking lots
Trails (with access to General Jim Moore Boulevard and BLM lands)
Restrooms
Convenience retail uses and associated administrative offices if integrated with the principal
use.

Parks/Open Space
Parks/Open Space is intended for predominantly passive recreation opportunities while also preserving
natural resources, views, and other visual amenities. Uses developed under this category may include:







Small-scale ball fields
Sport courts
Playground
Trails
Restroom facilities
Park-related offices
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Circulation and Mobility
General Jim Moore Boulevard and Eucalyptus Road provide primary direct access to and through the
Project Area. Coe Avenue, Broadway Avenue, South Boundary Road, and Highway 218 (Canyon Del Rey
Boulevard) are east-west streets that currently connect to General Jim Moore Boulevard. Future
connectivity will be considered as outlined in the 2004 General Plan.
The City’s Bicycle Transportation Plan (2007) identifies several of these streets with existing or proposed
bikeways. All bikeways are provided on street (striped bike lanes and/or posted bike routes). General Jim
Moore Boulevard north of Eucalyptus Road has an existing Class I bike path. The newly re-aligned General
Jim Moore Boulevard (south of Eucalyptus Road) has a Class II bike lane with a Class I bike path proposed
when future development occurs. Eucalyptus Road will also have a Class II bike lane when that roadway is
reconstructed.
The Bicycle Transportation Plan aims to create safe and attractive bicycle facilities and to promote bicycling
as part of a healthy lifestyle and practical means of mobility. A specific goal of the plan is to establish
bikeways that link development within the former Fort Ord and California State University Monterey Bay
to services, businesses, and residential neighborhoods throughout the city.
Additional paths for pedestrians and bicyclists are anticipated, especially within new parks and open space
areas. Such paths may also be provided along the abandoned portions of General Jim Moore Boulevard.
Figure 3-5: Non-Vehicular Circulation Plan, illustrates proposed non-vehicular circulation within and to the
Project Area.
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Figure 3-5: Non-Vehicular Circulation Plan
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4| Terminal Resevoir Project
Facing a critical water shortage, representatives
from communities in Monterey County joined
together to find a common solution. The plan
resulting from their effort, the Regional Water
Project (RWP), provides a reliable, cost-effective
supply of water while safeguarding the
environment.
Phase I of the RWP will provide 10,500 acre-feet
per year (AFY) of desalinated water to serve the
current urban water needs of the Monterey
Peninsula. Ocean seawater drawn from wells
along the coast will be treated at a desalination
plant south of the Salinas River. 8,800 AFY will
be conveyed via a new pipeline to California
American Water as replacement for reduced
pumping on the Carmel River and supplied to Monterey Peninsula customers. 1,700 AFY will be used by
Marina Coast Water District for future Fort Ord development.
California American Water will also construct two additional new Aquifer Storage and Recovery wells to
divert excess Carmel River water during the winter months for storage in the Seaside Groundwater Basin.
The groundwater storage will be used during the summer when other water supplies are limited to help
California American Water meet its peak water demands. California American Water plans to store the
project water on a site just west of General Jim Moore Boulevard within the City of Seaside in two, three
million gallon reservoir tanks. This approximately ten (10) acre storage site is referred to in this plan as the
Terminal Reservoir Project (TRP).
The two reservoir tanks will be designed to minimize their visibility through grading, berming, and
vegetation so that they will not be visible from General Jim Moore Boulevard and vantage-points further
west. A service road and associated facilities (e.g. a pump station) will also be required. To address
potential emergency issues should the tanks be ruptured during an earthquake, an emergency overflow
detention basin, located at an elevation lower than the reservoir tanks will be required, capable a retaining
a total of six million gallons of water within a 24-hour period.
Site planning for the TRP is being prepared in conjunction with the City of Seaside. The City has indicated
a desire to maximize the use of the land so that it can best accommodate future development. As part of
these plans, the city has identified the need for an approximately 25 acre future community park in the
general area to serve the needs of Seaside residents.
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A TRP Conceptual Park Plan was prepared by California American Water to demonstrate how their
facilities associated with the Terminal Reservoir Project could be accommodated within a future
community park. A summary of this plan, including two park site plan options are described below.

Preliminary Analysis
RBF Consulting, in conjunction with California American Water (CAW) and the City, analyzed
environmental conditions and factors affecting the development of the reservoir tanks and associated
infrastructure within the Project Area. Figure 4-1: Terminal Reservoir Project Opportunities and
Constraints, illustrates opportunities and constraints for the TRP study area.
Figure 4-1: Terminal Reservoir Project Opportunities and Constraints
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Terminal Reservoir Site Plan Options
Features and Amenities
Two site planning options were developed to illustrate how the
reservoir tanks could be integrated with various park amenities.
Both plans utilize relatively flat portions of the site for potential
emergency release outflows from one or both of the tanks.
Each plan includes soccer and baseball/softball fields, tennis and
basketball courts, playgrounds, a skate park, a dog park and a
kite flying area on top of the reservoir tanks.
Ideas for creating an amenity out of the vertical walls and tops of
the tanks were also explored. One idea was to construct a
simulated rock climbing wall on the vertical side of a portion of
the tanks. Another idea was to incorporate an interpretive
display that could address a regional topic of interest such as the
story of water use and conservation in the Monterey Peninsula,
or the history of the former Fort Ord Army base. Another idea
was to use the top of the tanks for passive recreation such as a
kite park, a playground, a lookout tower, drought-tolerant
demonstration gardens, etc.
Figure 4-2: Terminal Reservoir Project Site Plan Option 1 is
more dispersed and utilizes the emergency overflow detention
basin for dual use as soccer and baseball fields. Figure 4-3:
Terminal Reservoir Project Site Plan Option 2 is more compact
and locates the ball fields in a natural depression generally along
the Watkins Gate Road alignment and could also be used for
the emergency overflow detention basin. It should be noted
that the ultimate types of fields and courts shown on these two
concepts will be determined based upon city priorities and
demand.
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Figure 4-2: Terminal Reservoir Site Plan – Option 1
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Figure 4-3: Terminal Reservoir Site Plan – Option 2
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Other ancillary uses might include a community
center, a vista point(s) with interpretive features,
trailheads, off-street pedestrian/bicycle paths, picnic
areas, concession space, restrooms, and parking.
Both options anticipate that any future development
plan would incorporate “green” features to the
greatest extent feasible. This could include capturing
rainwater, use of permeable roadway/parking surfaces,
using recycled water for irrigation, and harnessing
wind and solar energy sources, if appropriate.
Parking Standards
Vehicular parking should be provided through both
on-street and off-street parking facilities. Bicycle
parking should be provided conveniently near various
amenities. Parking should be provided near their
associated uses and should be spread out instead of
consolidated in one large parking area. Parking areas
should incorporate green design measures (e.g.
bioswales and permeable surfaces) to facilitate on-site
groundwater infiltration.
Vehicular parking should be provided at a rate of 60
spaces per active sport field1. The number of spaces
for other uses should be determined during site
design. Parking rates for these uses may be reduced
to account for the co-location of facilities and shared
parking areas. Bicycle parking rates and locations
should be determined during site design and should
be based on best practices.

1

ITE Journal (Aug 2010); Parking and Vehicle Trip Generation for Soccer Fields and Elementary Schools; Eduardo Pessoa de
Andrade, M.Sc. and Licinio da Silva Portugal, Ph.D.
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5| Concl usions & Next Steps
To be prepared pending recommendations from Community Task Force and Planning Commission
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