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1.0 INTRODUCTION

1.0 Introduction
The Projects at Main Gate Specific Plan (Specific Plan) outlines the future
development of approximately 56 acres of the former Fort Ord in the City
of Seaside. The 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 Specific Plan Area. The intent of the
Specific Plan is to encourage investment and coordinated development
through a clearly established public commitment to the intensification of
the area, and through a clear pattern of land uses that provides investors
with a level of certainty regarding the future form and character of
development. Taken together, the projects are viewed as a key retail and
hospitality development effort that will further implement the City’s long
range planning, economic, and redevelopment goals.
The City sponsored the preparation of this Specific Plan to develop a
Lifestyle Center with a retail center (“The Strand”) hotel/conference
center, and a full service spa. The completion of this Specific Plan and
accompanying environmental documents will establish a process for
development review and approval, leading ultimately to implementation
and construction of a well planned and designed retail destination that
fits the site and the community’s aspirational needs for a retail center.
This introductory section provides background information, regulatory
context, a discussion of the Plan’s relationship to the Seaside General
Plan (General Plan), Zoning Code, the Fort Ord Base Reuse Plan (BRP),
and the Fort Ord Reuse Authority (FORA) Master Resolution, the
Highway 1 Design Corridor Design Guidelines, and an overview of the
document’s organization.

1.1 The Specific Plan and Regulatory Authority
A specific plan is a regulatory tool that local governments use to
implement their general plans and to guide development in a localized
area. While the General Plan is the primary guide for growth and
development in a community, a specific plan is able to focus on the
unique characteristics of a specific geographic area by customizing the
planning process and land use regulations to that area and specifying
development standards and design guidelines for the Specific Plan area.
A specific plan is enacted pursuant to Section 65450 et seq. of the
California Government Code, as well as the requirements of the BRP.
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1.0 INTRODUCTION
The law requires that a specific plan include text and diagrams which
specify all of the following in detail:
• The distribution, location, and extent of the uses of land,
including open space, within the areas covered by the plan.
• The proposed distribution, location, and extent and intensity of
major components of public and private transportation,
sewage, water, drainage, solid waste disposal, energy, and
other essential facilities proposed to be located within the area
covered by the plan and needed to support the land uses
described in the plan.
• Standards and criteria by which development would proceed,
and standards for the conservation, development, and
utilization of natural resources, where applicable.
• A program of implementation measures including regulations,
programs, public works projects, and financing measures
necessary to carry out project phasing.
This Specific Plan shall be the primary means of regulating and directing
land use planning and zoning in the Specific Plan Area. Development of
the Specific Plan Area must be in conformance with the policies,
standards, and guidelines set forth in this Specific Plan. The existing
policies and standards of the General Plan and Zoning Ordinance will
apply for any aspects of development in the Plan Area not specifically
addressed in the Specific Plan.

1.2 Relationship to Other Relevant Plans and
Policies
Relationship to the Seaside General Plan and Zoning Code
California State law requires cities and counties to prepare a general plan,
which describes what the city or county (and it’s residents) desire for their
community, both now and in the future. General plans are required to
address land use, circulation, housing, conservation, open space, noise,
and safety.
Specific plans provide zoning and design guidelines for a more specific
geographic area within a jurisdiction’s boundaries, and offer more
specific information or development guidance than what may be
available in a general plan. The General Plan designates the Specific Plan
site as Regional Commercial, defined as large scale commercial
development with retail, entertainment, and/or service uses of a scale and
function to serve a regional market. Uses allowed in this land use
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category, and proposed in this plan include hospitality (spa, conference
facilities, and hotel), food service/restaurants, retail, and movie theaters.
The General Plan also recognizes this site as the “North Gateway Specific
Plan Area,” an area specifically called out for destination retail uses, job
generation and expanded tax base at the “gateway” to the Monterey
Peninsula.
The Projects at Main Gate Specific Plan will help achieve the vision
established by the policies and implementation programs of the General
Plan by developing a “gateway” project that is designed to serve both
local residents and visitors to the region. While the General Plan
contains planning principles that provide the basis for developing
appropriate land use, infrastructure and design proposals, the Specific
Plan identifies the actual distribution, development standards, design
guidelines, character, location, extent, and intensity of essential facilities
required to support the land uses described in the plan. The current
zoning for the plan area is Regional Commercial, and portions of the site
are within the Highway 1 Design (H1) Overlay Zone (Highway 1 Overlay
Zone).

Relationship to the BRP, FORA Master Resolution, and
Highway 1 Design Corridor Design Guidelines
Adopted in 1997, the Fort Ord Base Reuse Plan (BRP) provides a
framework for the reuse of approximately 45 square miles of the former
military base. The BRP identifies land uses, goals, and policies to
transform the former base into an integrated community and requires
each land use jurisdiction within the Fort Ord Reuse Authority (FORA), to
prepare and adopt amendments as necessary to their general plan to
ensure consistency with the adopted BRP.
FORA Master Resolution Chapter 8, Consistency Determination Criteria,
describes the specific criteria by which all projects proposed by local
jurisdictions on the former Fort Ord, including general plans, are
analyzed. The City of Seaside received a “consistency determination”
from FORA in 2004, finding the General Plan consistent with the BRP
(Resolution #04-6). In addition, each land use agency must submit all
legislative land use decisions affecting lands within FORA’s boundaries to
FORA for a determination of consistency with the BRP. This consistency
determination would occur following the subsequent environmental
review, City review, and the approval of the Specific Plan.
The BRP designates the majority of the Main Gate area for Regional
Retail, intended to encourage the development of retail centers related to
a regional service area, including large-scale retail, food service,
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entertainment, and visitor-serving uses. An 11-acre parcel west of 1st
Avenue is shown as “open space” under the BRP, while the Seaside
General Plan designates this “drumstick” parcel as Regional Commercial.
Although the designation appears inconsistent with the BRP, the General
Plan was approved by FORA in 2004 and received FORA’s consistency
determination at that time. Regional Commercial use at this location has
therefore been planned since 2004.
In 2004, the California Department of Parks and Recreation (State Parks)
identified the “drumstick” parcel as a potential location for day-use
parking for the Fort Ord Dunes State Park west of Highway 1. At that time
the parcel was included as part of the State Parks property. The parcel,
however, has not yet been transferred from the Army, and State Parks is
now revising their plans to remove the drumstick parcel from the State
Park property. The parcel is planned to be transferred to the City of
Seaside in the future, with the understanding that the City will grant State
Parks an easement for vehicular and pedestrian access through the 1st
Street underpass. The BRP identifies the drumstick parcel as a potential
location for recreational vehicle (RV) arrivals and future park access.
Another relevant FORA consistency document is the Highway 1 Design
Corridor Design Guidelines. These Guidelines serve to define a common
look and feel for the Highway 1 Corridor, and provide guidance to
protect and enhance the Corridor’s character in the development of
projects under individual jurisdictions such as the City of Seaside. Project
review for consistency with these Guidelines is part of the consistency
determination process.

1.3 Specific Plan Implementation Measures and
Design Guidelines
The chapters of this Specific Plan include a series of Implementation
Measures, actions required or recommended by the City of Seaside that
will guide the more detailed planning and design features of the Projects
at Main Gate. Chapter 5.0 is dedicated to a series of Design Guidelines,
specifically intended to guide the physical form of the project. The
Implementation Measures and Design Guidelines are intended to work in
concert with mitigation measures of the project’s Environmental Impact
Report (EIR), to minimize environmental impacts, and ensure consistency
with the General Plan, the BRP, and the Highway 1 Design Corridor
Design Guidelines. The EIR is prepared separately from this Specific Plan.
Throughout these chapters the Specific Plan uses the words “should” and
“shall” for specific purposes. Development standards, design standards,
regulations, code requirements and by-laws by which the development
must legally abide are indicated by the word “shall.” Design Guidelines,
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suggestions and recommendations, where some flexibility remains in the
final design of the project, generally use the word “should” to identify
outcomes which are encouraged but not necessarily mandated. In the
event of a conflict between the text of the Specific Plan and a diagram or
figure contained herein, the text shall control.

1.4 Document Overview and Organization
1. Introduction: This chapter covers the purpose, background, and

geographical boundary of the Specific Plan as well as its
relationship to other planning documents. This section provides
an outline of the document and serves as a navigational guide for
different users of the Specific Plan.
2. Land Use Plan: This chapter includes the land use plan and

allowed use provisions within the Specific Plan Area. The chapter
also provides a discussion of Specific Plan objectives, illustrates
the site plan alternatives, and describes sub-areas and specific
components of the project.
3. Circulation Plan: This chapter outlines general recommendations

for transportation improvements that will help support the land
uses of the Specific Planning Area. The section includes a
discussion of existing and future traffic operations, suggested rightof-way modifications, non-vehicular circulation and other
improvements to provide functionality.
4. Site Zoning and Development Standards: This chapter serves as a

supplement to the City’s zoning and planning documents for the
project area. The standards include land uses, streets, building
heights and setbacks, parking, signage, and other standards for
development.
5. Design Guidelines: This chapter identifies guiding principles
required to implement the ideas and concepts envisioned by the
City and development team. While Chapter 4 designates the
allowable uses and regulatory development standards, the Design
Guidelines provide a series of visual representations of desired
physical form and urban design. These guidelines are organized in
four parts: Urban Design and Retail Architecture, Pedestrian and
Outdoor Spaces, Landscape Architecture and Signage/Graphics.
6. Infrastructure and Public Services: This chapter summarizes the
infrastructure, public facilities and public utilities serving the
Specific Plan Area, their current operating condition, and their
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ability to serve the area upon build-out. Subjects addressed
include sewer, drainage/stormwater, public water, dry utilities,
public safety, schools, and parks.
7. Resource Management: This chapter discusses sensitive
environmental issues associated with the project site and proposed
future development scenarios.
8. Implementation, Administration and Financing: This section
addresses the project’s review and approval process, Specific Plan
amendments, site plan and design review, phasing, financing, and
facility maintenance.
9. Report Preparation and References: Identifies report preparers
and all background documents used in the preparation of the
Specific Plan.

1.5 Geographic Context
The former Fort Ord was created in 1917 and became an active military
installation for the housing and training of Army troops just before World
War II. Many facilities were built in the 1940’s using funds from the
Work Progress Administration and Fort Ord was used as an important
staging area during World War II. The 28,000 acre facility was also used
as a training facility for both the Korean and Vietnam wars. The closure
of the former Fort Ord in 1991 resulted in a substantial decline in the
regional population, elimination of jobs and decline in economic activity
previously supported by Army activities. Effective base reuse has
therefore become the cornerstone of land use and redevelopment
planning for the cities of Seaside, Marina and the County of Monterey.
The Specific Plan Area consists of two main parcels; an approximately
11.31 acre parcel to the west of 1st Avenue (the “drumstick parcel”), and
another 42.61 acre parcel located to the east. The project area planned
for development also includes a 2.29 acre portion of a parcel owned by
California State University at Monterey Bay (CSUMB). A fourth parcel,
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6.54 acres comprising Lightfighter Drive, is located at the southern
boundary of the project area. This parcel, consisting wholly of public
right of way, is not calculated into the Specific Plan acreage.

1.6 Project Background
The project site was identified in the 2004 General Plan as a site for
Regional Commercial land use. More specifically, the site was identified
as the North Gateway Specific Plan Area. In early 2005 the City began
the planning process for site development. The City conducted a
property profile, facilitated public meetings and issued a Request for
Proposals to prospective commercial developers. At the time this
document was prepared, no developer had been selected.

1.7 Project Location and Surrounding Uses
The project is located in the City of Seaside, directly north of the City of
Monterey and approximately 115 miles south of San Francisco, in
Monterey County (see Figure 1-1). The Specific Plan Area is located on
approximately 56 acres at the northwest corner of Lightfighter Drive and
2nd Avenue (see Figure 1-2). The site is generally surrounded by the
following: Caltrans right of way, Highway 1 and state park land along the
Pacific Ocean to the west; vacant land, deteriorating military barracks and
Monterey County offices to the north; 2nd Avenue and recreational
facilities of the CSUMB to the east; and Lightfighter Drive and lands
within the City of Seaside planned for mixed uses to the south.
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2.0 Land Use Plan
This chapter of the Specific Plan discusses the range of proposed uses and
distinct components of the Projects at Main Gate, and identifies the
Project’s economic and design objectives.

2.1 Purpose and Objectives
The formulation of the Land Use Plan was influenced by a variety of
factors, including physical site constraints, access and circulation, market
conditions, the long term development goals of the City of Seaside,
investment goals of the development team, the adopted BRP, and the
requirements of the FORA Master Resolution (section 8.02.020 (e)),
which encourages land uses compatible with the surrounding area and
adjacent land uses. The plan is a joint effort between the City of Seaside
Redevelopment Agency and the project development team, but also
responds to input from local residents and other stakeholders during
public meetings and workshops, environmental factors and available
infrastructure and service systems.
The Land Use chapter of this Specific Plan is to be used in conjunction
with other sections that discuss the details of the circulation system,
public facilities, infrastructure, financing, and potential project phasing. It
is acknowledged that this Specific Plan incorporates a certain degree of
flexibility in terms of design detail and future tenant mix. The Plan may
be periodically amended in response to market changes and community
input, as discussed in the Implementation and Administration chapter.
Despite this flexibility, the Plan provides a clear planning framework
regarding the basic objectives of the Projects, site planning, and standards
of quality for an open air retail center and hospitality use.
The development team and the City of Seaside have defined a series of
general and project specific objectives for this Specific Plan and the
project. These project objectives are intended to further the goals of the
General Plan, and apply to all sections of the Specific Plan.

Overarching Project Objectives
•

To successfully reuse this portion of the former Fort Ord for
Regional Commercial use, consistent with the General Plan and
BRP.

•

To create a project that qualifies as a unique, high-quality, and
well-planned destination location on its own merits, but also
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2.0 LAND USE PLAN
complements and integrates with surrounding
institutions and other redevelopment efforts.

land

uses,

•

To implement a successful reuse and redevelopment project in
partnership with a quality development team selected through a
competitive process.

•

To further the broader economic development and redevelopment
goals of the City of Seaside, including a better jobs/housing
balance.

•

Provide a destination hotel, spa and conference facility to expand
tourism and hospitality services in Seaside.

•

Use the Specific Plan and public review process to create
development standards and design guidelines that will implement
a vision for the project common to the development team and the
City of Seaside.

Development and Design Objectives
•

Allow for two main project components: an entertainment-based
retail center and a hotel/spa/conference center.

•

Create an inviting open-air retail environment with distinct
pedestrian-friendly retail “districts.”

•

Utilize site topography to minimize grading and maximize views
of Monterey Bay.

•

Connect to the future State Park and other nearby amenities,
offering access for pedestrians and bicyclists to and from the site.

•

Employ high-quality design, materials and building techniques that
contribute to a distinctive “sense of place” at a pedestrian scale.

•

Offer unique destinations and services that include local retailers,
national retailers and specialty businesses and restaurants.

•

Provide ease of access, transit connections and non-automobile
alternatives as a component of the project.

•

Incorporate energy-wise technology and design features to further
both economic and environmental goals.
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2.0 LAND USE PLAN

•

Implement universal access design in all site and building plans
for people of different ages and abilities.

•

Incorporate landscape, hardscape and streetscape design features
that recognize and reflect native species and local conditions.

2.2 Project Overview – The Projects at Main Gate
The Specific Plan involves two separate but related components (The
Projects): 1) an open-air retail and entertainment-based shopping center;
and 2) a hotel/spa and conference center.
Two variations of the project’s overall site plan should be considered and
reviewed. Alternative A shall be anchored on the south by a 16-screen
cinema. Alternative B assumes a large department store in place of the
cinema. All other aspects of the alternatives are essentially the same. The
applicant wishes to explore (and have the City review) both scenarios in
order to adapt to market conditions as project implementation nears.
The retail center (currently referred to as “The Strand”) is recommended
to include between 491,000 and 559,500 square feet of retail space
(including 61,000 square feet of restaurant space and a multi-screen
cinema or department store) on 48.46 acres. The ranges in square footage
reflect the site plans for Alternative A and Alternative B, respectively. The
retail center, effectively described as an open-air “lifestyle center”, is
anticipated to include specialty retailers such as, bookstores, sporting
goods, housewares, clothing stores, market/specialty foods, a multi-screen
cinema (or alternatively, a department store anchor) and other
entertainment uses.
The hotel/spa and conference center is anticipated to include a planned
hotel of up to 250 rooms, spa facilities, hotel restaurant, and conference
facilities. This component of the project should be proposed as a 9-story
building located on a separate 7.75 acre parcel.
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2.3 Key Elements of the Land Use Plan
The illustrative Concept Site Plan Alternatives (Figures 2-1 and 2-2)
illustrate the general distribution and type of land uses within the project
area. Figure 2-3 provides an illustrative aerial view of the development
concept. Table 2-1 provides a summary of proposed uses and estimated
square footage of each. Land uses, building footprint and area
calculations are based upon planning concepts and potential tenants as
assumed by the developer at this time. However, the Specific Plan
inherently allows for a certain degree of flexibility so that the plan may
adapt to specific market conditions, specific retailers, 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 may allow for adjusted or improved configurations.

Project Identity
The project as a whole will represent a new, regional retail and
destination center within the City of Seaside. The lifestyle center and
hospitality/spa and conference facility are intended to work together to
create a new coastal hotel, retail and entertainment environment. Guests
of the hotel and conference facilities should be able to easily access
shopping, restaurant and entertainment sites within the project
boundaries. The design concept is intended to reward the visitor through
strong architectural and urban design elements at a pedestrian scale,
while de-emphasizing and restricting automobile travel within the core of
the project area. The project will take advantage of existing site
topography, and will emphasize view opportunities toward Monterey Bay
to establish a strong “sense of place” unique to Seaside and the region but
also respecting surrounding land uses.
Although descriptive terms for shopping centers change over time as
specific markets and trends in urban design evolve, the retail center (“The
Strand”) can effectively be described as a “lifestyle center.” According to
the International Council of Shopping Centers (ICSC), a lifestyle center
includes the following attributes: a location near affluent residential
neighborhoods; an upscale orientation in terms of tenant mix; 150,000 to
500,000 square feet of gross leasable area; an open-air format; and at
least 50,000 square feet of national specialty chain stores. Based on the
conceptual site plans, proposed tenant type, project size and location, the
retail portion of the project meets this definition.
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Figure 2-1
Concept Site Plan - Alternative A
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Figure 2-2
Concept Site Plan - Alternative B
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Figure 2-3
Illustrative Aerial
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Retail Center Project (“The Strand”)
“The Strand” retail concept comprises the core of the project site. “The
Strand” should include a main travel spine (“1st Avenue”) that services inline retail frontage and accesses directly or indirectly several parking
areas. Off of this spine are the main pedestrian routes, “The Strand” and
“Promenade,” that provide the main components of the lifestyle center
through a series of in-line retail structures.
Form and Design
The various retail subareas, or districts, should be visually defined
through architecture, paving materials, public art and urban design
features
such
as
fountains,
pedestrian
intersections
and
landscape/streetscape themes. The commercial and retail land use
designations provide flexibility to develop an urban form that can meet
the operational and financial requirements of retailers.
Table 2-1
Specific Plan Land Use Summary
Land Use Type

Alternative A
(Cinema)
Lifestyle Center
Large Format Retail (sporting 87,500 gsf
goods/bookstore/housewares)
In-Line Shops (“1st Avenue”, 291,000 gsf
“Promenade”, “The Strand”, other
retail, and restaurant)
Department Store Anchor
n/a
Multi-Screen Cinema
51,500 gsf
(2,630 seats)
Restaurants (excluding hotel)
61,000 gsf
Lifestyle Center Subtotal
491,000 gsf
Hotel/Hospitality
Hotel
225,000
(250 rooms)
Spa
24,000 gsf
Conference Center
27,000 gsf
Hotel Restaurant
8,000 gsf
Hotel/Hospitality Subtotal
284,000 gsf
Other
Floor Area Ratio (FAR)
0.37
Site Coverage
81.9%
Parking
2,757 spaces
Landscape Area
Approx. 10 acres
City of Seaside
December 2009
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n/a
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8,000 gsf
284,000 gsf
0.35
81.9%
2,495 spaces
Approx. 10 acres

The Projects at Main Gate Specific Plan
Revised Public Review Draft
2-11

2.0 LAND USE PLAN
Land Use Type
Total gsf
Total Acres (limits of work)

Alternative A
(Cinema)
775,000 gsf
56.9

Alternative B
(Department Store)
843,500 gsf
56.9

Hotel/Spa and Conference Center Project
This component of the Specific Plan is defined by a building up to 9
stories tall that will also house spa facilities (up to 24,000 square feet),
conference facilities (up to 27,000 square feet) and other related
amenities. The hotel and related uses are located on the upper (highest)
portion of the site to take advantage of views and the natural topography.
This facility is proposed for 250 rooms, and includes an interconnected
pool and patio area. As a 9-story structure, building heights could reach
approximately 108 feet depending upon ultimate design and extent of
uses below grade. Spa services are envisioned to include hot tub and
sauna facilities, professional massage therapy services, fitness center and
related uses. A stand-alone restaurant (8,000 square feet) will also be
located adjacent to the hotel.
Access
Primary freeway access will be provided by existing ramps at Lightfighter
Drive off north and southbound Highway 1. Internal access is gained
from project entrances at Lightfighter and 1st Street, with two formal main
entrances off of 2nd Avenue. The existing alignment of 1st Avenue will be
vacated, but easements will be retained for access to existing (or
relocated) infrastructure facilities. The hotel entrance and valet could
potentially be accessed from 1st Street, which may also provide vehicular
access to the State Beach (Fort Ord Dunes State Park) via an existing
underpass.
The project will be required to meet, at a minimum, City of Seaside
parking standards for all specified uses. Based on the illustrative site plan
alternatives, the project will have between 2,495 and 2,757 total parking
spaces throughout of the project site. Parking will be provided in both
structures and landscaped open air lots. Some flexibility in parking
requirements is provided in the Development Standards (Chapter 4.0).
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Given the proximity of the project to Highway 1, a coastal recreation
trail, The Dunes project in Marina and existing public transit routes, the
project should propose a transit stop and secure bicycle racks. Project
layout and internal circulation should be designed to maximize
pedestrian and non-motorized access to and throughout the site,
consistent with the transit goals and policies of the BRP. To take
advantage of coastal access, the plan should propose pedestrian beach
access utilizing an existing underpass that travels beneath Highway 1 (1st
Street underpass). The 11-acre “drumstick” parcel, within the Specific
Plan boundaries, will be transferred to the City in the future with an
access easement for State Park and coastal access.
Please see Chapter 3.0 for more information regarding project circulation
and planned roadway improvements.
Open Space and Landscape Areas
The majority of the site is proposed for development, parking and public
improvements. Landscaping should occur throughout the project interior,
and particularly along main roadways and view-shed corridors. Caltrans
right of way forms a buffer width of approximately 100 feet on the west
side of the project between the Lightfighter Drive northbound on-ramp to
Highway 1 and the project boundary. This buffer also complies with
section 8.02.020(a) of the FORA Master Resolution which requires
natural resources and open space protection along the buffer area in
order to provide access to future State Park lands west of the site. This
area between the edge of pavement and the project provides additional
landscape and screening opportunities, and will serve as a visual buffer
between the project and motorists. As Caltrans right-of-way, however,
any access or improvements in this area (including enhanced landscaping
or maintenance) will require an encroachment permit and negotiation
with Caltrans. The remainder of the project’s “open spaces” should
consist of urban public spaces such as internal plazas and paseos, and
some common open space around the hotel facility.
Infrastructure and Services
The project will be served by the following backbone infrastructure
systems in compliance with section 8.02.020(i)-(j) of the FORA Master
Resolution:
Potable and Fire Water System. Water will be allocated by
the City of Seaside from the existing city-wide allotment
assigned by the Fort Ord Reuse Authority. Marina Coast
Water District (MCWD) is the service provider. The project
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would connect to water mains located within 2nd Avenue.
MCWD is currently in the design phase of a recycled water
system. The Main Gate project will plan for future
connection to this system for irrigation purposes.
Sanitary Sewer. MCWD owns and maintains existing sewer
mainlines in this area. The project will connect to existing
lines located within the existing 1st Avenue right of way that
exit the site at the 1st Avenue/1st Street intersection.
Storm Drain System. The project should drain through a
system collection of pipes to underground percolation
basins. The system should be similar to other large
commercial projects in Seaside, Marina and Sand City,
which utilize the porous sandy soils to quickly percolate
stormwater and filter oils and pollutants in the process.
Utilities. Electricity and natural gas will be provided by
Pacific Gas and Electric (PG&E). Other utility services
include telephone and cable television service.
Other Public Services. All primary municipal and
emergency services such as fire, police and government
services will be the responsibility of the City of Seaside.
Additional private security will be provided by the project.
Job Creation and Jobs/Housing Balance
Central to the BRP is a goal to promote a jobs/housing balance, as
indicated by the designation of much of the land for job creation.
According to the BRP, the land use mix at the former Fort Ord is expected
to provide, at buildout, up to 46,000 jobs and approximately 17,000
dwelling units, in addition to an estimated 5,100 on-campus housing
units as part of CSUMB.
Jobs-to-housing ratios illustrate to what degree a community is providing
housing to meet the needs of the local work force, and vice versa. A
lower ratio (less than 1.0) means that there are more housing units than
jobs, while a higher ratio (more than 1.0) means there is a strong
employment center and more jobs than housing units. The implications
of a jobs/housing balance (or imbalance) are felt on the community’s
economy, costs of providing services, and traffic commute patterns.
The General Plan reports that the City of Seaside has a 0.68:1 job/housing
ratio, the lowest ratio on the Monterey Peninsula and in Monterey
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County. As shown in Figure 2-4 below, Seaside’s jobs/housing ratio is
significantly lower than Monterey County’s ratio of 1.23:1 and the
Department of Housing and Community Development recommended
1.51:1 ratio. This indicates Seaside is primarily a bedroom community,
whose residents work throughout the Monterey Peninsula and other
nearby employment centers.
Figure 2-4
Monterey Peninsula Area Jobs/Housing Ratio
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Data Source: 2004 AMBAG Population, Housing Unit & Employment Forecasts

Based on total project square footage of retail, food service and hotel
components, the project is expected to generate approximately 775 to
830 new service and professional positions. In addition, project
construction would be expected to resulting in hundreds of temporary
workforce jobs. As a 100% non-residential project, this job generation
will significantly help balance the City’s existing jobs/housing ratio
consistent with section 8.02.020(t) of the FORA Master Resolution
regarding the jobs/housing balance goals of the BRP. Based on AMBAG
employment and housing data for Seaside, the project has the potential to
improve the City’s jobs/housing balance from 0.67 to 0.73.
This new employment center is easily accessible from Seaside’s
residential neighborhoods via the roadway network, public transportation
and non-motorized modes. The City will also encourage local contractor
participation during engineering, design and construction.
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3.0 Circulation
This section of the Specific Plan addresses the public and private
circulation improvements needed to support the Specific Plan’s proposed
land uses as shown in the Illustrative Land Use Diagram.

3.1 Circulation Plan
The Specific Plan Area will require a series of off- and on-site circulation
improvements to service the project and to facilitate traffic flow to and
from Highway 1 and the local roadway network. Because the site is
located on former Fort Ord lands and is in close proximity to both
CSUMB and new developments such as The Dunes, there is a basic
roadway system in place around the project perimeter. These existing
facilities form the basis of the circulation plan, with specific modification
and improvements as identified within the project’s transportation
analysis (Hexagon Transportation Consultants, May 2009). The project’s
consistency with the FORA Master Resolution section 8.02.020(n)-(p) is
addressed in this section and Appendix A of this document.

3.2 Site Access and Internal Circulation
Regional Access
The site will be accessed regionally via the Highway 1/Lightfighter Drive
interchange. General Jim Moore Boulevard also provides access via
Lightfighter Drive and 1st Street from the City of Marina to the north, and
the cities of Del Rey Oaks and Monterey to the south. The recently
improved 2nd Avenue serves as the eastern boundary of the site and
provides a critical north-south connection between Seaside and Marina.

Site Access
Direct site access should be provided by entrances along Lightfighter
Drive, 2nd Avenue and 1st Street. 2nd Avenue should provide a formal
project entrance at a new signalized intersection. A second project
entrance should also be provided along southbound 2nd Avenue, via a
right-in/right-out access.
The westbound Lightfighter Drive entrance should be restricted to a rightturn only (in and out) movement due to a new median on Lightfighter.
These secondary entrance points along 2nd Avenue and Lightfighter
should be designed to provide easy access to the parking structure.
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Four driveway access points should be located along 1st Street. The hotel
entrance, valet, surface parking and hotel parking areas are
recommended to be accessed from these access points. 1st Street should
also provide multi-modal access to the future Fort Ord Dunes State Park,
via an existing underpass below Highway 1 (1st Street underpass). The
ultimate mix of vehicle access under Highway 1 has not yet been
determined, pending access easements and/or agreements and right of
way widths.
All parking areas, with the exception of the hotel parking, would be
accessible from each of the entrances. Although the BRP identifies
portions of the project site to serve as a “queuing location” for managing
RV arrivals accessing the future Fort Ord Dunes State Park, RV access to
the State Park may be more easily accommodated by the 8th Street
overpass instead of the more constrained 1st Street underpass at the
project site. Day use RV parking may be accommodated within the plan’s
surface parking areas as part of future park planning efforts and City
coordination of access easements with State Parks; however, the future
State Park lands have not yet been developed and are currently not
accessible to the public. The City will honor any access easements
negotiated with State Parks as part of the land transfer process.
A main travel spine (“1st Avenue”) should form an internal connection
between the main project entrance on 2nd Avenue and Lightfighter Drive.
This spine would service several of the retail frontages and access directly
or indirectly several parking areas, both surface and structured. 1st
Avenue should be designed as a two way street with landscaped parking
and sidewalks on both sides with a right of way of approximately 84 feet
and 30-foot travel way (refer to Figure 3-1a and 3-1b, Roadway Cross
Sections).
The center of the site should be pedestrian-oriented, with several
entrances from the various parking areas leading into the “paseos” or
walking plazas of the retail component of the project.
Consistent with the City of Seaside and FORA planning documents, the
site plan should accommodate non-motorized modes of transportation, as
discussed in Section 3.5 of this chapter.
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Figure 3-1a
Roadway Cross-sections - Part 1
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Figure 3-1b
Roadway Cross-sections - Part 2
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Realignment of Existing 1st Avenue
The existing alignment of 1st Avenue runs along the west side of the
project area parallel to Highway 1. This roadway currently operates as a
two-way facility north of 1st Street, and as a one-way facility south of 1st
Street to Lightfighter Drive.
As a component of the development proposal, 1st Avenue should be
vacated and re-aligned as the main north/south travel spine through the
retail component of the project. This realigned roadway will be open to
public traffic as described above, but will be integrated into the project
and designed to primarily service the project’s retail uses.
1st Avenue is considered a local roadway in both the General Plan and
BRP, while 2nd Avenue is designated to serve as the main north/south
arterial through this area. 1st Avenue is not considered a key or primary
load-bearing circulation facility, and as such, the abandonment and
realignment of this roadway segment does not represent a significant
departure from adopted plans. The vacating and realignment of this
roadway has been analyzed in the project EIR relative to surrounding
travel patterns and levels of service.

3.3 Parking Plan
Parking for the project should be provided by a mix of above-ground
structured and surface facilities. A multi-level parking structure is
encouraged at the corner of Lightfighter Drive and 2nd Avenue to facilitate
parking space demand. With retail uses concentrated in the center of the
site, parking should be proposed around the perimeter areas, in several
separate lots. Hotel parking is recommended to be provided by two
surface lots located adjacent to the hotel and accessed via 1st Street. City
of Seaside parking requirements for the project should be met in all cases,
and no deviations are requested as part of the project. Per the BRP, RV
parking may be accommodated within the project’s surface parking areas
as part of the Fort Ord Dunes State Park planning efforts. However, the
park land has not yet been developed, and RVs may be better serviced by
accessing park areas via the 8th Street overcrossing. State Park day use at
the site may be a more feasible option. The total number of spaces
provided will be dependant on detailed site planning and whether the
cinema or department store alternative is pursued.

City of Seaside
December 2009

The Projects at Main Gate Specific Plan
Revised Public Review Draft
3-7

3.0 CIRCULATION

3.4 Public Transit
The Projects at Main Gate site is near existing transit routes and in close
proximity to Highway 1, the coastal recreation trail and CSU Monterey
Bay facilities. Monterey-Salinas Transit (MST) currently provides service
to the general area, but there are no routes directly serving the project
site. MST line 16 currently runs between Monterey and Marina along
General Jim Moore Boulevard.
A newly constructed bus stop is located on 2nd Avenue, fronting the
project site. As the Specific Plan Area and neighboring projects such as
The Dunes build out, there will be new opportunities for direct transit
connections to the project site.
The BRP has identified the need for a transit or intermodal center within
the former Fort Ord. A 1995 siting study recommended a location east of
Highway 1 near the 12th Street gate, as well as an alternative site at 8th
Street. Both of these locations are north of the Main Gate project site,
outside the project boundaries.

New Bus Turnout along 2nd Avenue

3.5 Pedestrian and Bicycle Circulation
Bike lanes are currently provided along both sides of 2nd Avenue between
Lightfighter Drive and Imjin Parkway. These facilities include a new Class
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1 bike path along the east side of 2nd Avenue. Existing pedestrian facilities
in the study area consist primarily of sidewalks and crosswalks at
intersections. Secure bicycle racks are recommended as part of the
project to encourage ridership from surrounding residential and campus
areas.
Project layout and internal circulation should be designed to maximize
pedestrian and non-motorized access throughout the site. Pedestrian
facilities around the project area should consist primarily of sidewalks
along the streets. Internally, the majority of the open air retail center
should be closed to vehicles and served mainly by approximately 41-foot
wide pedestrian corridors. Clearly identified pedestrian connections
between the lifestyle center and the hotel are also recommended.
The BRP identifies the project site as part of a planned “intermodal
corridor right of way”, which envisions a bicycle/pedestrian connection
from the existing recreation trail to an expanded bike route network via
the 1st Street undercrossing at the Main Gate site. With fully developed
Class I bicycle routes on 2nd Avenue, the project should provide an
opportunity to directly access this Class I facility.

New Bicycle and Pedestrian Facilities along Second Avenue
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3.6 Off-Site Circulation Improvements
The transportation impact analysis prepared for the project identified
needed improvements to the roadway network in the vicinity of the
project. Many of the identified improvements have been planned for
some time and have been identified within the general plans of Seaside
and Marina, as well as the BRP.
The northeast corner of the Specific Plan Area is the intersection of 2nd
Avenue and 1st Street (Divarty Street) in the City of Marina. This
intersection will require improvement to a signalized intersection with
protected left-turns onto 1st Street.
At 2nd Avenue and Lightfighter Drive in the City of Seaside, at the south
end of the project, planned improvements include the addition of second
southbound and eastbound left-turn lanes and a separate westbound
right-turn lane on Lightfighter Drive. Improvements to Lightfighter Drive
include construction of a median to restrict turns onto 1st Avenue to rightonly. As the Lightfighter/Main Gate exit off of Highway 1 may be used by
RVs accessing the State Park in the future, turn lane lengths and signal
timing on Lightfighter, 2nd Avenue and 1st Street should take longer
vehicles into design consideration.
Along the northern project frontage, 1st Street will require frontage
improvements and new driveway access points.
Traffic signals and roadway improvements are either planned or under
construction along General Jim Moore Boulevard. Imjin Parkway is also
planned for widening with left turn lanes provided at several intersections
north of the Main Gate site. These off-site improvements are funded and
constructed incrementally pursuant to the FORA traffic improvement
program. All off-site improvements within city limits will be owned and
maintained by the City of Seaside, with the exception of 2nd Avenue,
which is owned by CSUMB.

3.7 Implementation Measures - Circulation
To implement the overarching goals of the project and to guide the
developer in achieving those goals, the following transportation-related
measures are included as part of this Specific Plan:
3-1: The applicant and City of Seaside shall coordinate with MST,
Transportation Authority of Monterey County (TAMC) and CSUMB on
new, modified or expanded transit routes that will connect directly to
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the Main Gate project frontage. A direct connection to the site is
highly encouraged.
3-2: The hotel operator should include hotel shuttle operations
between the project site, airports, and downtown Seaside as an
additional transportation option for visitors.
3-3: Detailed site planning and improvement plans shall identify clear
internal and external pedestrian and bicycle routes and linkages to
surrounding uses such as CSUMB and Fort Ord Dunes State Park.
Pedestrian and vehicular traffic should be physically separated
wherever feasible in order to provide a safe environment for
pedestrians and bicycles.
3-4: The development team shall coordinate with FORA, Caltrans and
TAMC to secure the coastal access route under Highway 1 (1st Street
underpass) to the future Fort Ord Dunes State Park. Coastal access
shall accommodate pedestrians, bicyclists and limited vehicles, with a
clear connection to the coastal recreation trail.
3-5: The developer shall ensure that the projects include permanent
bicycle and motorcycle parking spaces. Bicycle spaces shall be
located strategically throughout the project site, providing facilities
near primary entrances, in proximity to the main access points, and in
secure and visible locations.
3-6: Project improvement plans shall incorporate a recreational
bicycles trail/route in general conformance with adopted City Bicycle
Plan, CSUMB Master Plan Bike Map, and FORA planning documents,
consistent with the H1 Overlay Zone.
3-7: As the Lightfighter/Main Gate exit off of Highway 1 may be used
by RVs accessing the State Park in the future, turn lane lengths and
signal timing along Lightfighter, 2nd Avenue and 1st Street should take
these larger vehicles into design consideration.
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4.0 Site Zoning and Development Standards
The purpose of this section of the Specific Plan is to identify the basic
zoning and development regulations that will apply to this specific
geographic area of the City of Seaside. The Specific Plan establishes
zoning and development standards to address the unique characteristics
of the project as envisioned by the City. The zoning and development
standards incorporated herein constitute the zoning requirements specific
to the Projects at Main Gate. They describe the range of allowed uses and
the physical requirements of site development, drawing from existing
regulations that are tailored for this plan. The regulations of the Municipal
Code will apply to any standard not specifically addressed by this
Specific Plan.

4.1 General Plan Guidance
The Specific Plan Area is currently designated in the General Plan Land
Use Element as Regional Commercial (CRG). The purpose of the CRG
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 CRG 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 this 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.
The Urban Design Element of the General Plan also identifies the project
site as the North Gateway Specific Plan Area. The City envisions this area
as an opportunity to improve the jobs/housing balance in the community,
expand tax-generating uses, and create an entrance to the community
establishing Seaside as the Gateway to the Monterey Peninsula. The
Urban Design Element further refines the vision for this area, identifying
“appropriate” uses as an outlet mall, destination retail and entertainment
activities intended to complement the Bayonet/Black Horse Golf Course
development. The Projects at Main Gate Specific Plan will fulfill the
intent of the North Gateway Specific Plan Area as defined by the General
Plan with a focus on destination retail.
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4.2

Main Gate Allowable Land Use Matrix

Allowable Land Uses
The following Land Use Matrix (Table 4-1) specifies permitted and
temporary uses, including uses permitted with a Minor Use Permit,
within the Specific Plan Area (Main Gate SP Zone). Minor Use Permits
and Temporary Use Permits as identified in this Specific Plan are
consistent with existing Seaside Municipal Code. Uses not specifically
listed in the Land Use Matrix may be considered by the Zoning
Administrator (prior to execution of tenant leases) if determined to be of
the same general character of those uses listed in the matrix for the
specific projects in the Main Gate SP Zone.
Table 4-1
Main Gate Specific Plan (Main Gate SP Zone)
Land Use Matrix
Uses

Retail Area

Hotel/Spa and
Conference
Center

Art, antique, and collectable stores
Art gallery/art sales
ATM
Bank financial services
Bookstores
Business support services
Catering Service (affiliated with restaurant)
Child day care center
Cinema, Theater, or performing arts
Clothing Sales/Service Establishment
Coffee Roasting
Commercial recreational facility (i.e. indoor
climbing or similar)
Conference/convention facility
Florist
General Retail – 5,000 sf or larger (i.e. drug
store or pharmacy, electronics, furniture, home
décor, appliance and sporting goods stores)
General Retail – Less than 5,000 sf (i.e. drug
store or pharmacy, electronics, furniture, home
décor, appliance and sporting goods stores)
Gift Shop
Grocery, specialty food store, or supermarket –
5,000 sf or larger
Grocery, deli or specialty food store – Less
than 5,000 sf
Health/Fitness/Yoga Studio
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Uses

Retail Area

Hotel/Spa and
Conference
Center


Home and Garden – Indoor, less than
10,000 sf

Hotel Concessionaire

Library, museum
Liquor Sales, including Bars, Pubs, Breweries
 MUP1
 MUP1
(On Site Consumption)
Liquor Sales (Off site Consumption)
 MUP1
Liquor Sales with Tasting (Wine and Beer)
 MUP1
 MUP1

Lodging – Hotel or motel

Mail Service Store

Meeting facility, public or private
Nightclub
 MUP1

Office – Accessory to primary retail use

Optician

Outdoor retail sales and activities -Refer to
Specific Use Regulations 17.42.150
Outdoor Musicians/Performers
 TUP2
 TUP2


Parking facility, public or commercial
3
1
Personal Services
 MUP
 MUP1


Public safety facility


Restaurant, café, coffee shop – table service


Restaurant, café, coffee shop – counter service
Special Events
 TUP2
 TUP2
Telecommunications Facility
 MUP1
 MUP1

Transit Station or Terminal
Vendor Carts
 MUP1
1
MUP = Minor Use Permit Required
2
TUP = Temporary Use Permit Required
3
Personal Services generally include barber and beauty shops, nail salons, tanning and
spa salons, seamstresses, tailors, shoe repair shops, and drop-off dry cleaning/laundry
service.

4.3 Development Standards
General Development and Site Plan Standards
The following development standards listed in Table 4-2 below, apply to
the Specific Plan Area, and reflect the fact that the site is comprised of a
few large parcels rather than a series of separate commercial lots. In this
planning configuration, traditional standards and setback requirements
would be difficult to apply. The following specific development standards
have therefore been developed to achieve project goals and general
consistency with the City’s commercial development requirements.
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Table 4-2
Main Gate Specific Plan Development Standards
(Main Gate SP Zone)
Development Feature
Minimum parcel size (if subdivided)
Minimum parcel width
Minimum separation between any
freestanding structures
Minimum building setbacks
(sidewalk width) from 1st Avenue
spine
Building setbacks from parking
access drives or service alleys
Building setbacks from Strand and
Paseo pedestrian spines
Minimum building setback from
eastern edge of Highway 1
Minimum sign setback from eastern
edge of Highway 1
Minimum landscape width along
project perimeter
Maximum Floor Area Ratio (FAR) 1
Maximum Site Coverage 2
Maximum Building Height (Hotel)3
Maximum Building Height (all other
structures)4
1.
2.
3.
4.

Development Standard
20,000 square feet
100 feet
As required by fire code
17 feet
0 feet
0 feet
100 feet
200 feet
30 feet
3.0 for hotel and accessory uses;
1.0 for lifestyle center
90%
Lesser of 9 stories or 108 feet
40 feet

Maximum floor area ratio allowed. Does not include area within parking garages.
Maximum percentage of the total lot area that may be covered by structures and
pavement.
Inclusive of roof parapet and equipment.
Height to 50 feet allowed in select areas to allow for important architectural statement or
element. The approval of building heights in excess of 40-feet would be conditioned on
findings that the proposed buildings will not damage the natural landscape and
topography or obstruct scenic vistas.
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Figure 4-1 Specific Plan Building and Signage Setbacks

Source: FORA Design Guidelines

Parking
The project will be required to meet City of Seaside parking standards for
all specified uses. Based on the current illustrative plan alternatives, the
project will have between 2,495 and 2,757 total parking spaces around
the perimeter of the project. Parking should be provided in both
structures and open air lots. Parking for all proposed uses and alternatives
are depicted in detail in Table 4-3, below.
Table 4-3
Main Gate Lifestyle Center Specific Plan
Parking Requirements
Land Use Type
Retail-Commercial
Restaurants
In-Line Retail
Large Format Retail
Subtotal
Alternative A (Cinema)
Alternative B (Dept.
Store)
Total RetailCommercial

Sq. Ft. / Units

Code
Requirement

61,000 SF
291,000 SF
87,500 SF

0.50 per 100 SF
0.33 per 100 SF
0.33 per 100 SF

2,630 seats
120,000 SF

0.25 per seat
0.33 per 100 SF

Spaces Required

305 spaces
960 spaces
289 spaces
1,554 spaces
658 spaces
396 spaces
2,212 spaces (Cinema)
1,950 spaces (Dept. Str.)
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Land Use Type
Hotel-Hospitality
Hotel
Spa
Conference Center
Restaurant
Total Hotel-Hospitality
Grand Totals
Alternative A (Cinema)
Alternative B (Dept.
Store)

Sq. Ft. / Units

250 rooms
24,000 SF
27,000 SF
8,000 SF

Code
Requirement
1.00 per room
0.50 per 100 SF
0.50 per 100 SF
0.50 per 100 SF

775,000 SF
843,500 SF

Spaces Required

250 spaces
120 spaces
135 spaces
40 spaces
545 spaces
2,757 Total Spaces Req’d
2,495 Total Spaces Req’d

4.4 Implementation Measures and Site Development
Programs
The following implementation measures are included in the Specific Plan
to ensure a quality built environment and BRP consistency. These
measures, expressed as additional development standards, are intended
to assist in refining plans for future development application submittals.

Master Landscape and Urban Design Program
4-1:
Development application submittal shall include a Master
Landscape and Urban Design Program that provides additional design
detail sufficient for City and Board of Architectural Review (BAR)
consideration and approval. This Program shall contain detailed
landscape plans and plant palette, cohesive architectural and design
theme, building elevation drawings, textures and paving treatments,
thematic signage program, lighting program, and Highway 1 screening
treatment. The Master Landscape and Urban Design Program shall be
approved by the BAR (or otherwise as established by Chapter 8.0) prior to
issuance of grading permits.

Parking Standards
4-2: Parking will be provided pursuant to the non-residential
requirements of Section 17.34 of the Municipal Code. No off-street
parking will be provided in excess of those requirements in order to
avoid the inefficient use of land and/or excessive pavement.
4-3: Shared on-site parking between uses with different peak hours of
operation is encouraged, in order to minimize excessive parking.
4-4: All other standards of Section 17.34 of the Municipal Code shall
apply.
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View Protection and Screening Standards
4-5: Structures shall be designed and located to not block public views
of the Monterey Bay from scenic vistas and public viewing areas, and to
the greatest extent possible, complement the natural topography and
features of the site.
4-6: Roof and ground mounted mechanical equipment, loading docks,
waste and storage areas, and utility services shall be screened or masked
from public view as seen from abutting public streets and rights of way,
including views from above.
4-7:
Highway 1 screening, as part of the Master Landscape and Urban
Design Program, shall incorporate existing pine and cypress trees along
the site’s western boundary to the extent feasible to maintain consistency
with the existing visual appearance. Based on FORA Highway 1 Design
Corridor Guidelines, trees 6 inches or greater in diameter, in reasonable
condition and within 25 feet of Caltrans right of way, shall be preserved
and integrated into the site plan to the maximum extent possible.

Landscaping Standards
4-8:
The project developer shall coordinate with Caltrans regarding
the feasibility of enhancing landscaping within the Caltrans right of way
as part of the project’s overall landscape and screening plan.
4-9:
Landscaping should be concentrated near seating areas and
entrances, and provide a hierarchy of trees, shrubbery and groundcover.
Landscape design should consider shade and wind diffusion where
people gather.
4-10: Development application submittals are required to provide
“substantial” landscaping to create a visual and/or noise buffer from
Highway 1. Highway 1 landscaping shall emphasize Monterey cypress
and other locally prominent trees to reinforce the regional landscape of
the Monterey Peninsula. Landscaping plans shall include regional plant
materials to minimize the visual impact of development on Highway 1
scenic views. Landscaping shall be drought tolerant, native plants,
suitable for the climate, soils and ecological characteristics of the site. A
preliminary plant list of potential plant species is provided as Appendix
C. Invasive, exotic plants as noted on the Plant List are prohibited in the
Specific Plan Area.
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4-11: The north, east and south edges of the project site that abut public
streets shall incorporate a landscaped edge treatment of at least 30 feet in
width.
4-12: Parking areas shall incorporate numerous trees and accent
landscaping to reduce the heat island effect, reduce glare and enhance
aesthetics. The project shall provide landscaping within each outdoor
parking area at a minimum ratio of 12 percent of the gross area of the
parking lot. At a minimum, 1 shade tree shall be provided for every four
parking spaces. Height of end of aisle and bulb out plantings shall be
limited to 36” for safety/visibility purposes.
4-13: The Specific Plan shall provide pedestrian accessibility and
amenities (i.e. benches) into larger landscaped areas, in order to create
“usable green spaces” throughout the project, rather than simply irrigated
features to be viewed from afar.
4-14: To the greatest extent feasible, final site design shall incorporate
and retain existing healthy trees on site and integrate those trees into the
landscape consistent with section 8.02.020(s) of the FORA Mater
Resolution.
4-15: All other requirements of the Municipal Code Section 17.30.040
relative to landscaping of non-residential development shall apply.
4-16: Developers and public agencies, to the maximum extent possible,
should fill in gaps between trees with trees native to the Monterey
Coastal region or other vegetation consistent with the dune setting.
Planting specimen trees and large native shrubs are also encouraged
where appropriate.
4-17: Gateways should achieve a common look and feel for the area,
while allowing jurisdictions to retain individual design character.
Landscape planting west of 1st Avenue will be consistent with Highway 1
Corridor landscape character throughout the entire Caltrans right-of-way.
Gateway planting along Lightfighter Drive may include a blend of natural
and ornamental planting to highlight entrances. This entrance may be
distinctly unique to the jurisdiction.
Figures 4-2a, 4-2b, 4-3a and 4-3b illustrate desired concepts for
landscaping and project edge treatments.
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Orchard Plantings

Stairway Vistas
Eating Areas

Public Art

Streetscape Landscaping

Small Fountains

Fountains

Source: Bar Architects, 2007

Figure 4-2a
Landscape Key Plan
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1. Orchard Plantings - “Orchard” parking lot minimizes
non-permeable surface heat island effect and provides
area for possible farmers market.

2. Public Art - Art incorporated into landscape creates
sense of discovery and visual excitement.

3. Eating Areas - Casual eating areas enhance the
informality of “The Strand”.

4. Stairway Vistas - Informal and inviting hillside connection to the hotel with resting
and viewing opportunities along the way.

7. Streetscape Landscaping - Street trees create shade for pedestrians and cars.

5. Fountains - Large fountains in the main plaza areas 6. Small Fountains - Small fountains and vertical
allow for seating and play.
landscaping add lushness and sense of intrigue.

8. Streetscape Landscaping - Potted and street
furniture add a level of details to the pedestrian
experience.

Source: Bar Architects, 2007

Figure 4-2b
Landcape Reference Images - 1-8
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Informal Connections & Pathways

Ground Cover

Existing Trees Integrated
into Landscaping
Edge
Treatments

Parking Lot Landscaping

Source: Bar Architects, 2007

Figure 4-3a
Landscape Edge Key Plan
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1. Existing Trees - Existing Pines and Cypress along Highway One
will be kept and supplimented as needed.

4. Informal Connections - Informal connections between the hotel
and the hotel restaurant, and “The Strand” provides a contrast to
the built environment.

6. Pathways - Lush pedestrian paths link the hotel and hotel restaurant to the rest of the center.

2. Existing Trees - Existing Pines and Cypress along Highway One
will be enhanced with low lying color.

3. Parking Lot Landscaping - Numerous trees and accent
landscaping in parking areas help reduce heat island effect
and adds to the overall casual elegance of the center.

5. Edge Treatments - New landscaping and sidewalk along 2nd Avenue encourages
pedestrian connections between the center and the surrounding community.

7. Ground Cover - Pavers, grass, and low walls at the hotel and spa drop off.

Source: Bar Architects, 2007

Figure 4-3b
Landcape Edges Reference Images - 1-7
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5.0 DESIGN GUIDELINES

5.0 Design Guidelines
The purpose of the Design Guidelines chapter is to provide general
guidance for the design of future public and private improvements, with
the goal of transforming the Projects at Main Gate Specific Plan Area into
a vibrant, inviting and pedestrian friendly retail center as well as a unique
destination. In order to realize this goal, the guidelines focus on a series
of specific objectives relative to the area’s physical form and character.

5.1 Objectives of the Design Guidelines
The Design Guidelines are intended to result in the following:
•

A modern and inviting open-air retail environment with distinct
pedestrian-friendly retail “districts;”

•

A pattern of development that creates a well-defined, human-scale
environment with an emphasis on pedestrian mobility and street level
uses that enliven public spaces;

•

An architecturally interesting development and streetscape
incorporating high-quality design, materials and building techniques
that contribute to a distinctive “sense of place”;

•

A 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.

The Design Guidelines promote and influence the desired visual
character of the built environment. These recommendations are
somewhat flexible at this programmatic level of project design; however,
the Specific Plan draws from the guidance provided by the General Plan
and other relevant planning documents to ensure that the ultimate project
development will be consistent with the City’s broader vision.
For example, the Design Guidelines also recognize the FORA H1 Design
Corridor Design Guidelines (H1 Design Guidelines). In addition to
providing direction to local jurisdictions such as the City of Seaside,
outlining BRP requirements, and forming the basis of consistency
determinations, the H1 Design Guidelines serve to: 1) define a common
look and feel for the Highway 1 corridor; and 2) provide guidelines to
protect and enhance the corridor character as coordinated with the local
land use jurisdictions. The relevant components of the FORA Highway 1
Design Guidelines are incorporated herein.
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5.0 DESIGN GUIDELINES
The Specific Plan Design Guidelines use a series of visual images from
other successful projects to demonstrate recommendations and design
concepts for new development, including site planning features, facades,
architectural style, connectivity, building form and materials, public
streetscape improvements and treatments, public spaces, pedestrian and
bicycle amenities, gateways and signage, landscaping and public art.
Rather than dictating specific architectural styles or streetscape details,
the guidelines focus on recommendations for appropriate scale and
massing, and how individual architectural elements can be organized to
create visual interest, maintain human scale, and produce a quality
project.
The site planning guidelines are intended to reinforce the spatial
definition of the project by creating a closer and more consistent
orientation of buildings to the street. By relocating parking into structures
and behind buildings, the guidelines will reduce the visual prominence
of parking lots. They also address the creation of open space features that
contribute to the pedestrian environment, including the use of paseos
(i.e., pedestrian streets), courtyards and plazas.
The Design Guidelines in this chapter complement, and are intended to
be used in conjunction with, the basic development standards set forth in
Chapter 4.0. Whereas the development standards in the plan provide
fixed or quantified direction that will be required of future projects, the
guidelines provide more general design direction that has greater
flexibility in its implementation. The guidelines respond to key design
issues that refined plans will need to address, and recognize that the
desired design objectives can be achieved in more than one way.

5.2 Design Guidelines and Recommendations
Building Scale and Massing
The Projects at Main Gate should incorporate three levels of building
mass: the hotel structure, “large-format” retail and “in-line” shops. As the
single largest structure, the scale and mass of the hotel should create an
iconic statement within the project boundaries, and is intended to stand
out and stand somewhat alone. Large format retailers, including the
department store or cinema, represent a more “traditional” regional
commercial structure size. The number of these structures is limited,
however, to a few key anchors. The majority of the project site is planned
for in-line retail, providing opportunities for pedestrian scale
development that incorporates human-scale features such as proportional
window and door sizing, balconies and rooflines, in contrast to large
expanses of blank wall that are more commonly associated with “regional
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5.0 DESIGN GUIDELINES
commercial.” It is this mix of building form and massing that will provide
visual interest and prevent a “wall-like” effect as seen from Highway 1
and the surrounding area.
•

Incorporate elements into the
design of large structures
which provide a transition to
the human scale, particularly
at the ground. Such elements
may be provided through,
but not limited to, covered
walkways, building arcades,
and trellises.

Buildings maybe stepped back to
reduce apparent bulk.

•

Horizontal stepping back of
buildings is encouraged to provide building articulation, terrace
space, and other elements to soften building facades. If a building
is located on a key corner site, increased step-backs from the street
wall are encouraged along both streets.

•

Building heights should vary and enhance public views, and
provide adjacent sites with maximum sun and protection from
prevailing winds.

•

Corner buildings should have a strong tie to the front setback lines
of each street. Angled building corners or open plazas are
encouraged at corner locations.

Figure 5-1 provides a simulated aerial view of the project, demonstrating
the building massing of the entire Specific Plan area.
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Figure 5-1
Simulated Aerial View
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5.0 DESIGN GUIDELINES

Building Siting Guidelines
The siting and orientation of buildings
play an important role in establishing
the character and a sense of place.
Siting buildings at the street edges
creates spatial definition critical to
supporting
pedestrian
activity.
Strategic building location also
establishes a visual connection
between businesses on opposite sides
of the street; an important ingredient
of a successful shopping street.
•

The Projects at Main Gate is
comprised of a series of distinct
“districts.” Site planning should Buildings should be sited at the property
lines to create a continuous building
establish visual and physical street wall.
connectivity between these
districts (hotel, 1st Avenue
spine, Paseo and Strand). At the pedestrian level, the visitor should
experience inviting corridors and pathways that open into larger
public spaces through strategic building scale and placement.

•

Buildings located on corners should locate primary building
entrances at the corner to establish an orientation to both the
primary and secondary street frontages, and symbolically
acknowledge the importance of the intersection.

•

Buildings facing plazas, paseos, or other public open spaces are
encouraged. Buildings located adjacent to public open spaces
should be designed with a dual orientation to provide a
relationship and access to the open space and sidewalk frontage.

•

Buildings should be sited at property lines or designated frontage
lines adjacent to public street frontages in order to establish
consistent building street walls that give scale and definition to
adjacent streets and open spaces. Portions of the building street
wall may be setback from the public right-of-way to accommodate
key features such as a recessed storefront entrance, an entry
forecourt, or a plaza, as long as such features do not interrupt the
continuity of the street wall.

•

Multiple buildings should create a positive functional relationship
to one another. Where possible, multiple buildings shall be
clustered to achieve a more intimate “village scale.” This creates
opportunities for plazas and pedestrian areas while preventing a
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“barracks-like” effect caused by
long rows of buildings. When
clustering is impractical, a visual
link should be established
between buildings with the use
of an arcade system, trellis,
colonnade, enhanced paving,
building
articulation
and
detailing, or similar features.
•

Strategic site planning can help Buildings may be set back to create
reduce potential nuisances to small plazas provided that these
adjoining residential property by setbacks do not interrupt the continuity
of the street.
locating trash enclosures, loading
areas, and restaurant vents away from gathering places and by
proper screening of utilities and equipment.

•

Site planning and building design should incorporate the
principles of Crime Prevention Through Environmental Design
(CPTED), which is implemented in the City of Seaside. The CPTED
philosophy addresses visibility, safety, lighting, and security
measures to increase public safety and minimize criminal activity.

•

Each of the structures in the project area should adhere to the
standards recommended by the American Society of Industrial
Security (ASIS).

Guidelines for Refuse, Loading and Equipment Areas
A well-designed lifestyle center should conceal or screen the more
unsightly, but operationally necessary, components of the project. Trash
collection areas, loading area and mechanical equipment fall into this
category.
•

Trash storage must be fully enclosed and incorporated within the
main structures or separate freestanding enclosures. Where
practical, storage at each building is preferred over common
enclosures. Trash storage cannot be placed under stairways.
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All trash and garbage bins
should be stored in an
approved enclosure. Refuse
containers and service facilities
should be screened from view
by solid masonry walls with
wood or metal doors. Use
landscaping (shrubs and vines)
to screen walls and help deter
graffiti.

Trash bins and other service areas
should be located away from
public streets and be screened
from view.

•

Trash enclosures should allow
convenient
access
for
commercial tenants. Siting service areas in a consolidated and
controlled environment is encouraged.

•

Enclosure doors should not interfere with landscaping, pedestrian,
or vehicle path of travel.

•

Trash and equipment enclosures should be architecturally
compatible with the project.

•

Enclosure areas must be designed to allow for, and not impede,
emergency access.

•

Trash areas shall include a drain that connects to the sanitary
sewer system.

•

Refuse storage areas that are visible from an upper story of
adjacent structures should provide an opaque or semi-opaque
horizontal cover/screen to reduce unsightly views. The screening
should be compatible with the design of adjacent development.

•

Service entrances, loading docks, and storage areas should be
located and screened so they are not visible from public streets
and open spaces or interfere with public use of the retail area.

•

Service entrances and loading docks should be located to the rear
or side of buildings, and preferably take access from dedicated
alleys or driveways not accessible by the public.

Guidelines for On-Site Open Space
The provision of on-site open space such as plazas, streetscapes,
courtyards and paseos is an integral component of the pedestrianoriented, entertainment-oriented lifestyle center. These public and semipublic spaces provide an inviting setting that encourages pedestrians to
gather and linger, and can be designed specifically to complement and
enhance the commercial function of adjoining retail uses.
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A key component of all successful
urban spaces is having a vibrant and
well-populated street scene. The
Specific Plan encourages sidewalk
and outdoor dining that is
compatible with adjacent and onsite uses, as well as other uses of the
public sidewalk to create a more
vibrant experience. Sidewalk cafes
and outdoor dining areas encourage
a pedestrian-oriented environment,
help to create a visually attractive
atmosphere and promote overall
commerce.

Pedestrian connections through
buildings are encouraged.

The streetscape pedestrian zone should be designed as visually inviting
and comfortable places to spend time, meet friends, and peruse the
shopping and entertainment options in a setting predominantly free of
conflicts with vehicular traffic.
Usable Open Space
•

Design open spaces as an
integral part of the project. Open
space consists of all open areas
that are landscaped or developed
within the Specific Plan Area.

•

Building frontages adjacent to
outdoor spaces should include
building entrances and storefront
windows that face onto the open
space, as well as architectural
and landscape features that
highlight the façades.

•

Increase the use of open space
by providing shade, street
furniture, special paving for
pedestrian pathways, turf, accent
and flowering plants, and other
site amenities.

•

On-site open space should be
accentuated by windows, doors
and landscaping.

Common open space should be provided in large, meaningful
areas and should not be fragmented or consist of “left over” land.
Large areas can be imaginatively developed and economically
maintained.

City of Seaside
December 2009

The Projects at Main Gate Specific Plan
Revised Public Review Draft
5-10

5.0 DESIGN GUIDELINES
•

Commercial frontage and outdoor seating areas associated with
retail and restaurant use should have awnings, shade trees or other
overhead cover to protect pedestrians from sun and weather.

•

Walkway widths should be adequate to support different “zones”
of walkers, such as slower-moving window shoppers, people
leisurely strolling, and people walking briskly along the curb.

•

Outdoor dining/café areas should be clearly demarcated and
physically constrained from expanding out on to pedestrian
circulation space and disabled access routes. All proposals for
outdoor dining should consider potential effects of noise and
lighting.

Plazas and Courtyards
•

Plazas
and
courtyards
should be well defined by
buildings and landscaping,
comfortably
scaled,
landscaped for shade and
ornament, furnished with
areas for sitting, and lighted
for evening use.

•

Physical access should be
provided
from
shops,
restaurants, offices and
other pedestrian uses to
plazas.

•

Plazas
and
courtyards
should include a focal
element
such
as
a
sculpture, water feature or
landscape element, and
simple sitting niches.

•

Providing a variety of complimentary uses
increases the synergy between indoor and
outdoor spaces.

Ample seating in both
shaded and sunny locations
should be provided in plazas and courtyards.
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Paseos and Pedestrian Streetscapes
Paseos are an important element of the center’s urban open space system
and serve as prominent connective elements of the Specific Plan. Paseos
(identified in this project as “The Strand” and “The Promenade”), promote
pedestrian activity by creating spaces scaled to pedestrian use, reducing
conflicts with automobile traffic, and providing more direct routes
between off-street parking areas and primary street frontages.
•

Paseos should be Locate where vehicular connections are
infeasible due to project or site constraints.

•

Paseos should be visually identifiable by special paving and
pedestrian-scale lighting.

•

Pedestrian pathways should include amenities such as trellises,
trees, seating, lighting and landscaping that visually extend the
open spaces for safe pedestrian use. Provide lighting for safety and
visual access.

•

Buildings on paseos should be fronted with windows, entries, and
balconies to increase the visual surveillance of the area for safety
and security.

•

Paseo walkways should be limited in length and should provide
perpendicular connections from the paseo between buildings to
parking areas, public streets, and open spaces.

•

Paseos should be designed to provide sunlight during the day
whenever feasible.

•

Paseos should provide linkages between public parking and the
street environment, as well as linkages between adjacent streets
and plazas.

•

Pedestrian amenities and street furniture such as seating,
decorative lighting, planters, fountains, drinking fountains,
distinctive paving, decorative tiles, public art, landscaping, and
bicycle racks should be provided.

•

The design of a building should not present a blank face to a
paseo.
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Public Art
•

Public art should be
placed
near
street
corners, in plazas, and
in medians;

•

Interactive
art
is
encouraged; examples
include
pieces
that
either
invite
user
participation or provide
sensory
stimulation
through
touch,
movement, or sound;

Public art should be engaging as well as
serve a design function.

•

Local artists and themes should be highlighted to emphasize the
unique cultural assets of Seaside and Monterey County.

•

Public art may consist of both permanent and temporary
installations.

•

Buildings or structures within the Highway 1 Design Corridor
should not exceed a mature Monterey Cypress tree height
established at 40-feet or 2 ½ stories, except as provided for in a
FORA certified General Plan, Specific Plan or zoning ordinances
in order to achieve related design objectives.

Physical Street Elements and Furnishings
Many elements contribute to the
character of the streetscape including
paving, light fixtures, and street
furnishings such as benches, new racks,
trash receptacles, planters and banners.
The streetscape guidelines promote
incorporation of fixtures, furnishings,
and paving and their appropriate
location and spacing.

Decorative
paving
should
highlight pedestrian areas.
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Paving
Decorative paving materials, patterns,
textures, and colors should be used to
highlight important pedestrian zones,
such as gateways and other important
street intersections.
• Concrete that is stamped or
formed to simulate another
material (e.g. stone or brick) is
discouraged.
• Stone accent paving should use a
Permanent above ground
regionally quarried stone to planters can also serve as
reinforce visual connections to seating.
the surrounding natural context.
• All surfaces should be accessible and slip resistant.
Street Furnishings
•
•

Benches and other forms of seating should be provided throughout
areas with ground-level commercial frontages.
Permanent above-ground planters should serve as seating walls by
being designed with seat-like heights and widths.

Bollards
•

Bollards should
vehicles from
zones, such as
paseos and on
corners.

be used to prevent
entering pedestrian
at the entrances to
sidewalks at street

•

Bollard placement and design should
be coordinated with emergency
vehicle access; in certain locations,
removable
bollards
may
be
appropriate to balance pedestrian
protection with emergency access.
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Vehicular Zone Streetscape
In order to create a comfortable and safe pedestrian environment, the
locations at which pedestrians and vehicles come into potential conflict
must be carefully designed to balance the flow of vehicular traffic with
the protection of pedestrians. These locations are primarily intersections,
but can also occur at mid-block locations. Traffic-calming devices such as
traffic circles, curb extensions, and enhanced crosswalks are
recommended throughout the area. The following design guidelines
address specific design elements within the vehicular zone
Curb Extensions/Medians
•

•

Curb extensions, often called
“bulb-outs” should be designed
into
intersections
where
appropriate in order to reduce the
crossing distance for pedestrians
and to slow traffic speeds. Curb
extensions should also be installed
wherever mid-block crosswalks are
provided. Curb extensions can also Curb extensions slow traffic,
be
used
independently
of reduce pedestrian crossing
pedestrian crossings as traffic distances and expand pedestrian
realm.
calming “chokers.” In addition to
slowing traffic, curb extensions increase the space available for
pedestrian amenities, such as plantings, water features, and street
furniture.
Common minimum standards for medians shall be developed and
adopted.

Crosswalks
•

Decorative crosswalks that signify the
importance of the pedestrian zone are
encouraged. Paving materials, colors
and textures can be used to delineate
the crosswalk area, though all
crosswalk materials shall be durable
and safe for pedestrian use. Special
lighting—either flashing pavement
markings or overhead fixtures focused
upon the crosswalk—can be used to
further enhance pedestrian visibility
during evening hours. In areas with

Decorative paving
materials increase
visibility of pedestrian.
The Projects at Main Gate Specific Plan
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particularly heavy pedestrian travel, mid-block crossings should be
considered.
•

Raised crosswalks and intersections, which bring the roadway to
the sidewalk level, should be considered where there is a desire to
further slow traffic, as these elements also act as speed humps.

Figure 5-2a through 5-2c illustrate a series of additional preferred
streetscape images.
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Pedestrian Walkways

Creating Atmosphere
Farmer’s Market

Sidewalks/Streetscape
Pedestrian/Vehicle
Interface

Linking Passageways

Connecting Plazas

Corner Restaurants

Main Gate Promenade

Streetscape Lighting

Source: Bar Architects, 2007

Figure 5-2a
Streetscape Key Plan
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1. Corner Restaurants - Corner restaurants with outdoor
dining create activity and interest at “1st Avenue” entry.

3. Sidewalks/Streetscapes - The more compressed sidewalk/street experience
along “1st Avenue” contrasts with the pedestrian only feel of “The Strand”
and “The Promenade”

2. Sidewalks/Streetscapes - Numerous sidewalk cafes create a great
people watching atmosphere.

4. Sidewalks/Streetscapes - Paving accents, bike racks and seating
all add to the Main Street feel along “1st Avenue”.

5. Sidewalks/Streetscapes - Sidewalk widths are large enough to create
outdoor dining opportunities but still intimate for pedestrians.

6. Pedestrian Walkways - South facing trellises protect pedestrians
and storefronts from the sun and create a more intimate scale.

Source: Bar Architects, 2007

Figure 5-2b
Streetscape Reference Images - 1-6
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7. Connecting Plazas - A wide, heavily landscaped
plaza connects “1st Avenue” to “The Strand”.

8. Creating Atmosphere - Casual seating and
chess tables encourage social interaction.

9. Creating Atmosphere - Gravel paving and
the boardwalk feel help link “The Strand” to
the beach.

10. Main Gate Promenade - More formalized lighting
and landscape at “The Promenade” create a
sophisticated feel.

11. Linking Passageways - Narrower
paseos link the parking areas to
“The Strand”.

13. Pedestrian Vehicle Interface - Expanded pedestrian and
landscape area forms an inviting vehicular drop off area.

12. Streetscape Lighting - Overhead lighting and
awnings create a festive and intimate scale along
the paseo connecting “The Promenade” to “1st Street”.

14. Farmer’s Market - A Farmer’s Market area
provides a great opportunity for the numerous
local farmers.

Source: Bar Architects, 2007

Figure 5-2c
Streetscape Reference Images - 7-14
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Architectural Guidelines
The intent of the architectural guidelines is to ensure a base level of
quality architecture that is responsive to its context and builds upon the
aesthetic identity of the community, rather than a design solution(s) that is
based on a standardized formula or market prototype superimposed on
the selected site. Over time, certain projects and landmark buildings
begin to define the dominant character of an area. Not all buildings in the
surrounding area contribute equally to the character of the district and
each example should be weighed against the balance of all other
projects.
Architecture and Design Themes
The flexible nature of the Specific Plan for the Projects at Main Gate
recognizes that specific design themes for a commercial retail center will
be developed in detail following City approval of the overall project
concept, generation of retail marketing data, and current trends in urban
design as project implementation draws near. However, the General
Plan and Municipal Code (including the H1 Overlay) are clear regarding
preferred architectural styles to be incorporated. In addition, the project is
required to comply with FORA Master Resolution 8.02.020(e) which
encourages compatible land uses with the surrounding area and adjacent
land uses. The Specific Plan does not require the project to strictly
adhere to a style at this juncture; however, the project design must be
consistent with and emphasize these styles within the ultimate design.
For visual purposes, examples of Mediterranean, Craftsman and Mission
style architecture are shown in Figure 5-3. A classic “Monterey” style is
also included. Although not specified in the Municipal Code, this style is
compatible with the City’s design sensibilities for the H1 overlay. Certain
architectural styles, such as Mediterranean, are more easily adapted to
commercial structures. Others, such as Craftsman, are more suited for
residential development.
Modern interpretations of these styles,
including “arts and crafts” design elements, are appropriate for the
Specific Plan.
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MONTEREY
STYLE

MISSION
STYLE

MEDITERRANEAN
STYLE

ARTS AND CRAFTS/
CRAFTSMAN STYLE

Figure 5-3
Architectural Styles
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Building Surfaces
•

Changes in architectural character, façade materials or color
should be associated with a change in building plane or separated
by a vertical feature (e.g., a column or pilaster).

•

Buildings should maintain a consistent quality and character in
terms of the articulation, detailing, and finishes on all elevations
visible from public streets and open spaces, not just the primary
façade.

•

Landscaping should be used to highlight building facades, soften
building contours, highlight important architectural features,
screen less attractive elements, provide shade, and add color,
texture, and visual interest. Landscape materials should be suitable
and adaptable for the local climate.

•

Creation of uninterrupted blank wall surfaces on all building
façades should be avoided.

•

Retail storefront entrances should be clearly distinguishable in
form and character from other entrances.

Roofs and Upper Story
•

The roofs and rooflines of
buildings
should
be
designed to complement
and complete the building
design.
Distinctive,
sculpted roof forms that
contribute to a visually
interesting skyline and to
the overall character of
the retail district are
encouraged.

Unique roof forms can be used to create
an interesting skyline.

•

Flat
roofed
buildings
should incorporate a strong, attractively detailed cornice or
parapet that screens rooftop equipment and creates a distinctive
silhouette.

•

Roofs with vertical surfaces visible from public streets, open
spaces, and adjoining areas should use high quality roofing
materials consistent with the building’s other exterior finishes.

•

All rooftop mechanical equipment, appurtenances, and stair
towers should be grouped and located so that they are not visible
from streets and other public areas, architecturally integrated into
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the building and clad with materials consistent with the building’s
overall design character.
•

The roofs and rooflines of buildings should be designed to
complement and complete the building design. Distinctive roof
forms that contribute to a visually interesting skyline and to the
overall character of the retail district are encouraged.

•

Roof forms should be consistent with the rest of the building in
terms of architectural style, level of detailing, and quality of
materials. Roofs should be given design considerations and
treatment equal to that of the rest of the building exteriors.

•

Roofline elements should be developed along all elevations.
Variations in rooflines should be used to reduce the perceived
scale of larger buildings.

•

Access to roofs should be restricted to interior access only.

Building Materials and Colors
•

Durable, high quality exterior
building materials should be
used to convey the sense of
quality
and
permanence
desired for each District,
minimize
maintenance
concerns,
and
promote
buildings that will last over
time. Use of such materials is
especially important at the
street level where they are
more visible to the public.
Examples
of
appropriate
materials include: stone, tile,
terra cotta, brick, metal, and
glass.

•

Architectural features should
be designed to be integral to
the building, and not just
surface ornamentation that is
artificially thin or simply tacked
or painted onto the building’s
surface.

•

Durable materials should be used,
particularly at ground level, where
they are more visible.

Building materials and colors should be used to unify and provide
visual interest to building exteriors, but the number of materials
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and colors generally should
be limited to promote a
visual
simplicity
and
harmony.
•

•

Primary
building
colors
should be more restrained
and neutral in hue. Bright
and highly saturated colors
should be used sparingly, as
accents or as part of a
balanced
and
carefully
executed color scheme.

Primary building colors should be
more restrained and neutral in hue.

Exterior trim and architectural detail, such as cornices and window
and door trim, should be painted a contrasting color to distinguish
them from wall surfaces. The use of subtly contrasting, but
complementary colors is appropriate.

Figures 5-4a through 5-4c demonstrate architecturally interesting and
desirable building design elements.
Lighting
•

Building lighting should be used to
add drama and character to
buildings, ensure public safety, and
enhance nighttime activities within
the Districts.

•

Lighting should be designed as an
integral part of the building that is
consistent with its architectural
character.

•

Illumination of buildings should be
focused on building entries, signs,
and distinctive architectural features,
but overly bright and indiscriminate
illumination of building façades
should
be
avoided.
Overillumination tends to reduce the Lighting should add drama
desired dramatic effect by visually and character to a building.
flattening the building façade, in
addition to wasting energy and contributing to night sky impacts.
Timed dimming features can reduce energy consumption as well
as night sky impacts.
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•

Careful consideration should be given to aspects of lighting design
such as color of light, intensity of light and overall visual impact of
night lighting. Full cut off down cast lighting and solar power
lights are encouraged.

•

Decorative accent lighting and fixtures above the minimum one
foot-candle illumination levels of surrounding parking lots should
be provided at vehicle driveways, entry throats, pedestrian paths,
plaza areas, and other activity areas. Lighting poles should not
extend above the tree canopy and should be designed to allow for
future tree growth.

•

Specialty lighting in trees near or within outdoor patios and
restaurants helps to create a festive atmosphere and encourages
nighttime use by pedestrians.

•

Lighting fixtures should be attractively designed to complement
the architecture of the project.

•

Outdoor light fixtures used to illuminate architectural or landscape
features should use a narrow cone of light for the purpose of
confining the light to the object of interest and minimize light
trespass and glare. Appropriate level of illumination will be
determined during the required design review.

•

Provide street lighting that is scaled for the pedestrian while still
meeting vehicular needs. On local streets and within project sites,
fixtures should be primarily oriented towards pedestrian’s needs.
On major streets, light fixtures serve to both illuminate pedestrian
areas and roadways. The location and intended audience should
be considered when choosing a light fixture for the project.

•

Lighting for a parking lot or structures should be evenly distributed
and provide pedestrians and drivers with adequate visibility at
night.
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Source: Bar Architects, 2007

Figure 5-4a
Architectural Neighborhood Key Plan
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1. Architectural Variety - More contemporary architecture in
select areas creates variety and a more urban feel along
“1st Avenue”.

3. Iconic Buildings - Smaller anchor stores serve as iconic buildings around the site.

2. Porch Dining - Simplified version of Monterey Style porches create upper level dining in
“The Promenade” district.

5. Beach Related Hospitality - Concierge building with a simple, more domestic
form helps to serve as a link to the beach.

4. Natural Textures - Use of wood and informal landscaping lends
to the casual atmosphere of “The Strand”.

6. Attractive Corner Facades - Department store to have compelling
corner facing 2nd Avenue to draw visitors into the center.

Source: Bar Architects, 2007

Figure 5-4b
Architectural Neighborhood Reference Images - 1-6
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7. Comfortable Surroundings - Simple informal archtecture adds to the casual nature
of “The Strand”.

8. Elegant Simplicity - The hotel projects an elegant simplicity with varied
roof forms to break down the buildings scale and provide for rooftop
suite opportunities.

9. Comfortable Surroundings - Inviting storefronts with large overhangs provide good
visibility of tenants while they create sun shading for pedestrians and buildings.

10. Materials & Scale - Variations in materials in select locations creates variety and breaks
down the scale of the development.

11. Large Scale Store Fronts - Large scale storefronts
helps to draw visitors down “1st Avenue”.

12. Tower Elements - Towers at the main entry help with visitor
wayfinding. Monterey Style architecture at “The Promenade”
creates an appropriate edge along 2nd Avenue.

Source: Bar Architects, 2007

Figure 5-4c
Architectural Neighborhood Reference Images - 7-12
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Signs
The signage guidelines for the Projects at Main Gate Specific Plan are
intended to promote a lively, interesting, and attractive pedestrian
environment while also facilitating local commerce. While signage is
sometimes associated with unattractive visual clutter, thoughtfully
designed signage can enhance the aesthetic character and identity of a
place. The Projects at Main Gate is intended to be a place for walking
and strolling, and the allowed types, sizes, and placements of signs are
intended to reaffirm this character in a way that also allows for local
businesses to effectively communicate with potential customers.
Once FORA has found a local jurisdiction sign ordinance consistent with
the Base Reuse Plan and the Guidelines, individual jurisdictions will
permit and enforce signs in their own jurisdictions. To achieve a similar
look and feel of the former Fort Ord Area, consistent use of materials and
style in public information and directional signage is recommended (e.g.,
retain military names and themes).
General Signage Guidelines
•

For a project of this size with
multiple commercial tenants, a
Master Sign Program will be
required,
for
review
and
approval of the BAR. As part of
Master Sign Program approval,
the BAR may grant exceptions to
City standards for the maximum
size and number of signs, based
on specific design features
including architectural style,
proportion to landscaping, site
visibility, and building mass.

Signs should have a contrast
between content and background to
optimize legibility.

•

Signs adjacent to roadway must be located outside the right of
way (both horizontially and vertically).

•

Signage must also be consistent with the FORA Guidelines in
terms of freeway setback (see Chapter 4.0). Basic design
parameters encourage the signage base for any freestanding signs
be designed to blend with the coastal dune character of the area.

•

Design signs in harmony with the style and character of the
development and as an integral design component of the building
architecture, building materials, landscaping, and overall site
development.
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•

Jurisdictions shall encourage compatible signage and common
themes so that the look and feel of the corridor retains a
connected quality.

•

Views of the ocean, dunes, and ridgelines will be preserved. Signs
and their support structures will not block views of the sky. Signs
mounted on buildings must be below the eave or parapet line and
below 40-feet.

•

Appropriately mark major entrances to destinations in relation to
Caltrans controlled rights-of-way and individual jurisdiction
controlled rights-of-ways. In some cases, a destination may have
signs in both Caltrans and jurisdiction-controlled rights-of-ways.

•

Administrative rules regarding signage will correspond with FORA
approved (as consistent with the Guidelines) jurisdictional sign
ordinances.

•

Private property commercial signage, that identifies destinations,
may only be located within the 1,000-foot Design Corridor and
outside of the Highway 1 right-of-way on private land. Signs are
not allowed within the 100-foot building setback.

•

Commercial signage will be regulated by the City of Seaside.

•

Specific project submittals to the individual jurisdictions should
provide a detailed visual presentation of sign size and mass related
to existing trees to remain, as well as the proposed building sizes
and locations.

•

Signage proposals should address the following issues:
1. Signage should be stationary and not changing, flashing or
animated.
2. Building signs should not extend above the eaves or parapet
wall.
3. Sign illumination and glare should be kept to a minimum.
Downlighting is preferred.
4. Use of portable signs and mobile signs is discouraged in all
Highway 1 Corridor areas.
5. Billboards are to be prohibited by the jurisdictions in
finalizing the land use design standard for the Highway 1
Corridor. Limit the number, spacing, and size of signs. Use
of single multiple identification low profile signs is
encouraged.
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Signs should:
•

Complement
their
associated
building, being consistent with its
architectural
style,
scale,
articulation, proportions, materials,
and color.

•

Be located in areas of the façade
specifically designed to serve this
function
and
should
align
horizontally, where possible, with
major architectural features, such as
building entries.

•

Have a contrast between content
and background so as to optimize
legibility while still maintaining
compatibility with building colors.

•

Not cover architectural details or
ornamental elements.

•

Be constructed out of high quality,
durable materials.

•

Use icons, symbols or logos rather than words whenever possible.

Signs that use icons, symbols and
imagery are encouraged.

Signage examples and styles appropriate for a retail lifestyle center are
illustrated in Figures 5-5a and 5-5b.
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Pedestrian-oriented/decorative

Highway Visibility

Anchor Store Signage

Directional/Guidance

Pedestrian-oriented/decorative

Banners & Awnings

Pedestrian-oriented/decorative

“Way Finding”
Entry Signage

Source: Bar Architects, 2007

Figure 5-5a
Signage Key Plan
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1. Highway Visability - Larger signs facing
Highway One provides better visibility for
major tenants.

2. Directional/Guidance Pedestrian oriented site directory.

3. Banners and Awnings - Combination of banners, awnings and illuminated signs
at larger restaurants.

4. Directional/Guidance - Occasional
wayfinding signs help orient both pedestrians
and vehicular visitors.

5. Pedestrian Oriented/Decorative - Signage on glass and
above entries call out front doors.

6. Pedestrian Oriented/Decorative Awning sign.

8. Anchor Store Signage - Large signs for major tenants.

7. Pedestrian Oriented/Decorative Decorative blade signs.

9. “Wayfinding” Entry Signage - Wayfinding
sign announces parking garage entry.

Source: Bar Architects, 2007

Figure 5-5b
Signage Reference Images - 1-9
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Sustainable Design
Sustainability, as defined by the Brundtland Report (1987) is “ensuring
that development meets the needs of the present without compromising
the ability of future generations to meet their own needs.” The Projects at
Main Gate should incorporate these principles and integrate multimodal
transportation, economic sustainability, green building measures, water
conservation measures, and landscaping standards that allow for a
sustainable and efficient development pattern.
Master Resolution section 8.02.020 (a) and (j) are met by this specific
plan, which protects natural resources and open space with the 100-200
foot buffer on the western side of the project site and by providing access
to future State Park lands west of the site (a). The water supply for the
project would come from the existing City of Seaside FORA allocation
with water conservation techniques identified by the City of Seaside and
the BRP implemented into project design. Recycled/reclaimed water
connections for irrigation and drought-resistant vegetation are also
requirements of the project (j).
The City of Seaside has a unique opportunity to develop the Projects at
Main Gate as a model of sustainable development that demonstrates how
to build responsibly within the limits of our resources, and not
compromise the ability of future generations to enjoy at least the same
quality of life that we have today. The sustainability agenda for Main
Gate is multi-faceted, and as such has been incorporated in goals,
policies, and guidelines in the appropriate chapters throughout this
document. The key elements of the City’s agenda include:
a. creating a multi-modal transportation system that reduces
automobile dependency and associated traffic congestion and air
pollution.
b. establishing a diverse and stable blend of retail, employment and
service uses that supports the basic needs of the community.
c. promoting environmentally responsible development that not only
reduces project impact, but also works to restore the natural
environment.
The City promotes energy conservation through implementation of
California Title 24 building code energy performance standards. The
Specific Plan design incorporates both energy-wise technology and
design features in the retail center and hotel components.
The Projects at Main Gate should address green building by maximizing
solar exposure as a means of utilizing natural daylight and passive space
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heating/cooling while minimizing the affects of ocean winds on heat
retention. Building designs should incorporate materials made of recycled
content and of sustainable origin, and sustainable energy systems that are
earth and health friendly. Recycling of construction and demolition
materials should be done wherever possible in accordance with the
Uniform Building Code. All new building should be constructed to meet
Energy Star requirements for energy efficiency wherever possible and
maximize natural heating. Attaining LEED certification of buildings is
strongly encouraged.
Low Volatile Organic Compound (VOC) materials should be used
wherever feasible to reduce the release of chemicals from building
materials and to improve indoor air quality. Supplementary cementitious
materials (SCMs), such as fly ash, slag cement, silica fume and other
reusable industrial by-products, increase the strength and durability of
concrete, while also decreasing the overall environmental impacts of
concrete production.
Water conservation and efficiency is very important in Seaside. The
existing water distribution system is almost entirely original Fort Ord
infrastructure. For this reason, most water distribution facilities will need
to be replaced. As a result of this, there is a unique opportunity to
incorporate innovative efficiency measures into the Main Gate project.
Dual plumbing should be incorporated into the Main Gate project to
allow for the use of recycled water where feasible. Subject to the
availability of recycled water, a separate distribution system to deliver
recycled water appropriate for irrigation of parks, streetscapes and
commercial landscaping may be constructed.
Sustainable Design Guidelines
•

Orient the design of the site to take advantage of solar access. For
optimum solar conditions, the longest side of a building should
face south (within 20 degrees of due south) and have relatively
clear access to the sun.

•

Building windows, especially those above the second floor and
facing southern and westerly directions, should be treated or
otherwise designed to increase energy efficiency for the building
while still maintaining the architectural integrity of the building
and quality design of the site. Ground floor windows and those
facing onto pedestrian walkways shall still allow pedestrians to
view inside the building with relative ease.
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•

The City encourages the use of solar arrays or other types of solarbased energy generation into all new roofing structures. Consider
the pitch of roofs and orientation of the building when designing
the project so as to maximize solar energy generation.

•

Use green roofs or other innovative methods of reducing
impervious areas and heat islands on project sites. Reduce energy
consumption by designing buildings that take advantage of
features such as better insulation (e.g., green roofs), natural
ventilation, natural daylighting, florescent rather than incandescent
light fixtures, and solar rather than gas water heaters.

•

Use recycled, rapidly renewable, and locally-sourced materials
that reduce impacts related to materials extraction, processing, and
transportation.

•

Reduce total water consumption (potable and non-potable) by
introducing features such as low-flow fixtures and drought tolerant
landscaping.

•

Implement LEED (Leadership in Energy and Environmental Design)
Green Building Rating SystemTM, LEEP (Leadership in
Environmental Education Program), Build-It GreenTM Green
Building Guidelines, or similar guidelines or rating systems to
improve overall site and building quality in terms of energy
efficiency and renewable resources.

•

Submit the Specific Plan and/or individual building projects to the
U.S. Green Building Council (USGBC) for certification as a way of:
− demonstrating the City’s commitment to responsible
development,
− raising the bar for District developers and encouraging them to
embrace green design technologies, and
− creating a distinct and marketable identity for the District that
will make it more attractive to developers, businesses, and
residents, and enhance property values.

•

Minimize stormwater flows by reducing impervious areas
throughout the site, encouraging re-use of captured stormwater,
incorporating landscaping into parking areas, and use of pervious
paving materials.
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6.0 Infrastructure and Public Services
This chapter of the Specific Plan describes the basic infrastructure systems
in the vicinity of the project site, and includes a discussion of the
“backbone” water, sewer and drainage systems required. Public services
required to serve the site are also addressed.

6.1 Water Service
Water service for the North Seaside and the former Fort Ord project area
is provided by the Marina Coast Water District (MCWD) and is primarily
pumped from wells tapping the deep aquifer of the Salinas Valley
Groundwater Basin. The MCWD also operates a desalination plant with
a limited capacity of 300 acre feet annually (AFY). Historical use of the
area’s groundwater resources has exceeded safe yield and resulted in
lowering of water levels and saltwater intrusion. The project is located
within the MCWD Ord Community Service Area and is subject to water
supply allocations defined by FORA.
A network of distribution piping, storage reservoirs, pump stations and
purveyance facilities provide service pressure and fire protection to the
former Fort Ord. Individual landowners within the former Fort Ord are
responsible for the water service from existing meters into each building’s
plumbing or irrigation system.
MCWD has ownership and maintenance responsibilities for the existing
water system that serves the site, and will provide potable water and fire
service to the Projects at Main Gate. FORA is responsible for water
allocations within the project area and has been assured a potable supply
of 6,600 acre feet of water up to the year 2015, split between three major
users (California State University of Monterey Bay, Fort Ord military
housing, and North Seaside).
Compliance with section 8.02.020 (j) of the Master Resolution is met for
the project as the water supply would come from the existing City of
Seaside FORA allocation with water conservation techniques identified
by the City of Seaside and the BRP implemented into project design.
Recycled/reclaimed water connections for irrigation and drought-resistant
vegetation would also be incorporated into the project. Section 8.02.020
(i) is met, as the project area would be in adherence with waste
management policies and participate in recycling programs following
local guidelines. Potable water would be provided to the project for use
in accordance with State Health Department regulations.
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The City of Seaside has an allocation of 1,012 acre-feet per year (AFY), of
which 638.4 AFY is being consumed or is committed to other uses. This
leaves 373.6 AFY available for commitment. Based on the assumptions
provided by the MCWD, the plan area’s project usage of 207.9 to 213.1
AFY would leave the City of Seaside with 160.5 to 165.7 AFY available
for commitment to future development. When recycled water becomes
available in the region, landscape uses within the plan area and other
areas would convert to recycled water, allowing the City to reallocate
potable groundwater to other uses.
Existing delivery infrastructure includes a 12-inch potable water main
running within the west side of 2nd Avenue and smaller lines crossing
through the site. MCWD has indicated that this main could provide
adequate potable water and fire flow requirements if an extension of the
12-inch potable water main within Lightfighter Drive is constructed to
loop to and connect with the existing 12-inch main on the east side of
General Jim Moore Boulevard. These improvements should be proposed
as part of the project (refer to Figure 6-1 Proposed Water System).
Table 6-1 identifies projected water usage demands for two potential
development scenarios for the Projects at Main Gate. Generation
estimates are preliminary, given the conceptual nature of the Specific
Plan.
Table 6-1
City of Seaside Main Gate Projected Water Use
Land Use

Area
(Sq. ft.)

Water Use
Factor
(AF/Year/sq.ft.1)

Alternative B
Retail Space
498,500
Department store
120,000 0.00005
Large Format retail
87,500
0.00005
In-line retail stores
281,000 0.00005
10,000
0.038
In-line food service sites
(650 seats)5
Restaurant (3,430 seats) 4
61,000
0.02
Hospitality Space
Hotel-250 rooms 3
225,000
0.17
Spa
24,000
0.0003
Conference Center
27,000
0.0002
Restaurant (449 seats) 4
8,000
0.02
Landscaped areas, acres 2
10.41
2.5
Total Projected Water Use for Alternative B
Alternative A
Movie Theatre (2,630seats )6
51,500
0.0014
Retail/Entertainment Space
Large format retail
87,500
0.00005
City of Seaside
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Projected
Water Use
(AF/Year)

6.0
4.4
14.1
24.7
68.6
42.5
7.2
5.4
9.0
26.0
207.9
11.2
4.4
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Land Use

Area
(Sq. ft.)

In-line retail stores
281,000
10,000
In-line food service sites (650
seats)5
Restaurant (3,430seats)4
61,000
Hospitality Space
Hotel-250 rooms 3 225,000
Spa 24,000
Conference Center 27,000
Restaurant (449 seats) 4 8,000

Water Use
Factor
(AF/Year/sq.ft.1)
0.00005
0.038

Projected
Water Use
(AF/Year)
14.1
24.7

0.02

68.6

0.17
0.0003
0.0002
0.02

42.5
7.2
5.4
9.0

Landscaped areas, acres2
10.41
2.5
26.0
Total Projected Water Use for Alternative A 213.1
1. MCWC Procedures, Guidelines and Design Requirements
2. Estimated mixed landscaping
3. 0.17 af/yr/unit, MCWD Procedures, Guidelines and Design requirements
4. 0.020 af/yr/seat, MPWMD factor
5. 0.038 af/y/seat, MPWMD factor
6. 0.0014 af/y/seat, MCWD Procedures, Guidelines and Design Requirements (corrected factor)
7. This Specific Plan acknowledges that the Water Supply Assessment assumes a slightly
higher project water demand based on its method of calculation.

Actual water demands will vary according to the ultimate mix of
commercial development, the behavior of tenants and visitors, the level
of use activity, and landscape development and maintenance practices.
Initial use may be higher than estimated due to construction water
demands and irrigation requirements to establish landscaping. Ultimate
use may vary year to year by as much as 7% based on weather and
precipitation.
Although not specifically allocated to the project, the City has indicated
sufficient water supply exists from the FORA allocation to serve the
development. A Water Supply Assessment (WSA) was prepared by
MCWD pursuant to SB 610, which detailed 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
MCWD’s service area. According to the WSA, additional development
beyond 2010 within the City of Seaside may have to be deferred until the
District’s water augmentation projects are fully permitted, funded and
allocated to Fort Ord Community jurisdictions. One example of MCWD’s
planned augmentation projects is a recycled water system from the
Monterey Regional Water Pollution Control Agency (MRWPCA) plant.
The project’s irrigation system is planned be designed to connect to that
recycled water system once completed, reducing potable water demand
by nearly 22 AFY.
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6.2

Wastewater Collection and Disposal

The MCWD operates a sewer system that serves the former Fort Ord and
North Seaside and delivers sewage to the MRWPCA treatment plant
located north of the City of Marina via one of two pump stations. The
sanitary sewer collection and distribution system within the former Fort
Ord consists of a network of gravity and pumped sewer lines ranging in
size from 4- to 27-inches in diameter.
The estimated sewer demand for the site based on MCWD demand
factors is 61,878 (Alternative A) to 63,116 (Alternative B) gallons per day.
In accordance with MCWD’s “Ord Community Wastewater System
Master Plan”, one sanitary sewer improvement is planned for the project
site. This improvement is referenced as CIP #28 and consists of upsizing
an existing 15-inch gravity sewer within the west side of the site to an 18inch gravity sewer. Additional project-specific sewer improvements
would include realigning of two existing 12-inch and 15-inch sewer
mains to the west of the proposed retail buildings and upsizing the 15inch to an 18-inch sewer main in accordance with CIP #28 to increase
sewer capacity to the project (refer to Figure 6-2, Proposed Sanitary
Sewer System).

6.3 Stormwater and Drainage
Background
A primary component of the BRP is elimination of storm water discharge
into the Monterey Bay National Marine Sanctuary, implemented with
removal of five storm water outfalls. FORA successfully completed
removal of four outfalls in 2004, diverting stormwater to a series of large,
temporary percolation basins within the dunes west of Highway 1.
Currently, storm water runoff generated within the City of Seaside’s
portion of the former Fort Ord is generally accommodated through the
use of storm drains and small, scattered retention basins, which have
proven workable and practical due to the high percolation rate of existing
soils.
Compliance with section 8.02.020(k) of the FORA Master Resolution
should be met via inclusion of sub-surface retention basins which are
intended to retain all water onsite during both regular and large storm
events. Site-specific grading, drainage, and geotechnical information
prepared in association with the EIR for the project should be submitted
prior to construction and all requirements included therein incorporated
into the project. Best management practices should also be included and
required prior to, during, and following construction.
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The storm water retention basins constructed by FORA are considered
temporary and are expected to be abandoned after substantial
development has occurred on the base. A Stormwater Master Plan
published by FORA in February 2005, provides design guidelines for
these systems. The City requires that storm drain improvements utilize the
100-year storm event for design purposes and that all developments
retain storm water on-site as recommended by FORA in the Stormwater
Master Plan.

Site Drainage Characteristics
The existing site is primarily vacant, with approximately 2.5 acres of
asphalt paving along 1st Street and 2nd Avenue. The soils consist primarily
of bare silty, sandy soil, with ice plant, clusters of cypress and pine trees
within the interior and along the perimeter streets. The pre-development
runoff rate is approximately 5%, compared with a proposed postdevelopment rate of approximately 80%. The General Plan encourages
onsite storm water detention for capturing urban pollutants and
percolating fresh water.
The existing storm drains that cross the project site will be realigned to
carry flows to the existing downstream storm drain system located on the
west side of the site. Two existing 15-inch lines from 1st Street are
proposed to be realigned along the south side of 1st Street with flows
carried in a new line to the west. Two existing lines (24-inch and 36inch) carrying flows west from CSUMB will be abandoned where they
cross under the proposed project retail buildings and a hydraulicallyequivalent line (CSUMB By-Pass Storm Drain) will be installed through
the project street system to maintain the historical flows to the west.

City of Seaside
December 2009

The Projects at Main Gate Specific Plan
Revised Public Review Draft
6-11

6.0 INFRASTRUCTURE AND PUBLIC SERVICES

Example of Existing Drainage Facilities

New on-site drainage facilities should be designed to capture runoff onsite during a 100-year storm via infiltration storage areas/percolation pits
which should be located on the west side of the site. Based on estimates
provided by Reed & Graham, Inc. Geosynthetics, the tanks would need
to be sized with storage volumes of 230,000, 165,000, and 75,000 cubic
feet. Finished floor elevations shall be located above the calculated 100year flood level (refer to Figure 6-3, Proposed Storm Drain System).

Stormwater Management
Storm water management at the Projects at Main Gate site shall be
detailed in the Projects at Main Gate Storm Water Management Program
(SWMP). The SWMP should provide a process for the control and
minimization of polluted water runoff from the site in compliance with
applicable regulatory permitting authorities and section 8.02.020(k) of the
Master Resolution. Included in the SWMP is a Storm Water Pollution
Prevention Plan (SWPPP), intended to meet the following objectives:
•

Identify sources of visible and non-visible pollutants that could
affect the quality of storm water discharges associated with
construction activity from the site.

•

Identify sources of non-storm water discharges.
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•

Identify Best Management Practices (BMPs) to reduce or eliminate
pollutants in storm water and non-storm water discharges from the
construction site during construction, to the maximum extent
practicable.

•

Develop post construction BMPs to be implemented during
construction or reduce or eliminate pollutants after construction is
completed.

•

Remove hazardous materials prior to demolition activities.

•

Identify areas for (a) storage of soil and solid waste, (b) vehicle
storage and service areas, (c) construction material loading,
unloading, and access areas, and (d) equipment storage, cleaning,
and maintenance areas.

•

Prevent or reduce discharges of liquid, hazardous or special
wastes from impacting storm water by providing proper storage
areas with secondary containment precautions.

•

Perform vehicle and equipment maintenance off-site or in
designated areas, provide cover for material stored outside, check
for leaks and spills, designate fueling areas.

To reduce post-construction pollutants such as sediment, pesticides,
petroleum products, and nutrients, BMPs that would be applicable to the
project site include, but are not limited to, permanent landscaping and
maintenance, frequent street sweeping, and mechanical filtering of all
trash, oil and grease from the storm water system prior to discharging into
the retention and percolation system.
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6.4 Public Services
Police Services
The Seaside Police Department provides full police protection services to
the community. The department headquarters is currently located in the
southern portion of the City at 440 Harcourt Avenue. Three sub-stations
are located at Broadway and Yosemite, East La Salle and on Coe Avenue.
The substations are not staffed 24 hours a day. The department has 40
sworn officers and 12 non-sworn, full-time personnel. Although the
staffing levels have remained the same, the response area of the Police
Department increased from 2.69 square miles to approximately 8 square
miles with the closure of the Fort Ord military base and the City’s
subsequent annexation of this land. The Police Department considers one
officer per 500 residents an acceptable service ratio.
New facilities and sworn police officers will be required to serve new
development to maintain and/or improve this ratio. For example, the City
of Seaside Police Department requires a police substation inside of any
new shopping center or other significant area where large numbers of
people gather for business or entertainment. The City and Police
Department review police staffing and funding levels on a periodic basis
to ensure adequate levels of service are provided. According to the
Seaside Police Department, response times in 2006 averaged just over
three minutes.
As redevelopment occurs in North Seaside and Marina, there will be
additional opportunities for mutual service/aid agreements between
Seaside, Marina, California Highway Patrol and the Monterey County
Sheriff’s Department to ensure adequate response coverage.
For a retail project of this size, and due to the project’s more remote
location at the northern edge of the City, the development team will
provide private security personnel and security equipment as part of daily
project operations. Crime Prevention Through Environmental Design
(CPTED) techniques will also be applied to project design and site
planning, and reviewed with law enforcement during Tentative Map
review. Compliance with the FORA Master Resolution section 8.02.020
(q) would be met through payment of development fees established to
provide law enforcement services.
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Fire Protection Services
The Seaside Fire Department provides both emergency prevention and
response services to the City of Seaside. The Fire Department is located at
Yosemite and Broadway. The Department responds to 2,000 to 2,400
emergency calls annually, of which approximately 65 percent are
medical in nature. The Department responds to fires, medical
emergencies, rescues, and services calls under a 24-hour a day operation.
With the closure of the Fort Ord military base, the Seaside fire
department is currently serving three times the area as before, without a
proportional increase in staffing. Currently, fire response times to North
Seaside range from 10 to 15 minutes, whereas a five minute response
time is desirable. As a result, the Fire Department has identified a need
for a substation, with appropriate staffing and equipment in northern
Seaside.
Although a substation is currently not proposed as part of the project or
envisioned in this location, opportunities exist in the northern portions of
the City that are designated as Public/Institutional or Mixed Use. The
project will be required to pay its development impact fees to finance
needed and expanded public safety and services, thereby meeting section
8.02.020 (r) of the FORA Master Resolution.

Schools
The project is commercial retail and visitor-serving in nature and is not
anticipated to impact area schools, or generate additional students.
Payment of existing non-residential impact fees would be required as part
of the permitting process.

Parks and Recreation
The site is located adjacent to coastal lands to be designated as State
Parks. Connectivity is provided for pedestrians, bicycles and vehicles
from the northwest corner of the Specific Plan Area. The “drumstick”
parcel on the project’s west side, proposed for parking, is currently
identified as open space by the BRP. However, the General Plan, adopted
subsequent to the BRP, identifies the entire site as Regional Commercial.
Although the designation is inconsistent with the BRP, the General Plan
was approved by FORA in 2004 and received FORA’s consistency
determination.
The Specific Plan does not generate demand for additional park acreage,
but does provide recreation and entertainment amenities in the form of
pedestrian and bicycle connections, cinema and public gathering places.
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The development also proposes beach access concierge services to assist
visitors wishing to recreate on nearby beaches, once public.

Solid Waste and Recycling
Solid waste generated in the City of Seaside is collected by Seaside Waste
Management and deposited at the Monterey Regional Waste
Management District (MRWMD) facility located outside the City limits of
Seaside, and within the City of Marina. The District’s 470-acre landfill has
a total capacity of 33 million tons, with an available capacity of 26
million tons. Remaining capacity would be approximately 85 to 90 years
with attainment of state mandates for waste stream diversion. The City of
Seaside is one of seven central coast cities and one regional agency
compliant with the State’s Integrated Waste Management Act requiring
cities and counties to divert 50% of its waste from area landfills. The
project should meet section 8.02.020 (i) by adhering to waste
management policies and participating in recycling programs following
local guidelines.
As the project area is currently undeveloped, no solid waste is generated
on the site. The estimated amount of solid waste that would be generated
by the project is summarized in Table 6-2, with estimates given for both
the multiplex cinema and the department store.
Table 6-2
Solid Waste Generation Estimate
Use

Area
(sq. ft.)
351,000
51,500

Retail
Theater
Department
120,000
Store
Food Market
27,500
Restaurants1
69,000
2
Hotel
252,000
Spa
24,000
Theater Scenario
Department Store Scenario

Daily Rate
(lbs/sq. ft./day)
0.0460
0.0312

Generation
(lbs/day)
16,146
1,607

Total Solid Waste
(tons/year)
2,947
293

0.0312

3,744

683

0.0592
0.0592
0.0592
0.0592

1,628
4,083
14,918
1,420

297
745
2,722
259
7,263
7,653

Notes: 1-Includes retail and hotel restaurants; 2- Includes conference center
SOURCE: California Integrated Waste Management Board Estimated Solid Waste Generation
Rates for Commercial Establishments;

6.5 Dry Utilities
The Specific Plan area is served by PG&E for electricity, AT&T for phone,
and Comcast Cable television services. It is anticipated that utility
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facilities will require upgrading, and under grounding of utilities will be
required.
Tables 6-3 and 6-4 below provide the dry utility (electricity and gas)
estimate for the project, with both the department store and theatre
scenarios represented.
Table 6-3
Electricity Demand Estimate
Use

Area
(sq. ft.)
351,000
51,500
120,000
27,500
69,000
225,000
27,000
24,000

Retail
Theater
Department Store
Food Market
Restaurants1
Hotel
Conference Center
Spa
Theater Scenario
Department Store Scenario

Demand Factor
(kiloWatt hour/sq. ft.)
13.55
13.55
13.55
53.30
47.45
16.83
12.70
16.83

Electricity Demand
(kWh/sq. ft./year)
4,756,050
697,825
1,626,000
1,465,750
3,274,050
3,786,750
342,900
403,920
14,727,245
15,655,420

Notes: 1- Includes both retail and hotel restaurants
Source: CEQA Air Quality Handbook, Energy and Environmental Analysis, Inc., Henwood
Energy, Presidio Trust, Bay Area Economics

Table 6-4
Gas Demand Estimate
Use

Area
(sq. ft.)
351,000
51,500
120,000

Retail
Theater
Department
Store
Food Market
27,500
1
Restaurants
69,000
Hotel
225,000
Conference
27,000
Center
Spa
24,000
Theater Scenario
Department Store Scenario

Demand Factor
(KBtu/sq. ft.)
5.17
2.98
5.17

Gas Demand
(KBtu/sq. ft./year)
1,814,670
153,382
620,400

2.98
34.91
49.47
32.18

81,903
2,408,790
11,130,750
868,860

49.47

1,187,280
17,645,636
18,112,653

Notes: 1- Includes retail and hotel restaurants; KBtu = Kilo British Thermal Unit
Source: CEQA Air Quality Handbook, Energy and Environmental Analysis, Inc., U.S. Department
of Energy;

City of Seaside
December 2009

The Projects at Main Gate Specific Plan
Revised Public Review Draft
6-20

6.0 INFRASTRUCTURE AND PUBLIC SERVICES

6.6 Implementation Measures – Infrastructure and
Public Services
Emergency Response
6-1: All land uses in the plan area should be designed to facilitate
surveillance and expedited access by law enforcement and fire
equipment and personnel. The project should incorporate specific
technology such as wireless digital video surveillance systems, and plan
access points that allow quick access to all areas of the project site.
6-2: A police substation shall be reserved within the project, providing a
physical storefront location. Space for a substation shall meet Police
Department criteria in terms of location, size, staffing and equipment.
6-3: The City should coordinate with surrounding jurisdictions toward
updating mutual aid agreements, update emergency service boundaries,
and forward any boundary or agreement modifications to Monterey
County LAFCO.
6-4: Streets shall be designed to ensure that emergency response is not
impaired.
6-5: Water facilities shall be designed and installed to ensure adequate
fire flows within the plan area to provide an adequate level of fire
protection.
6-6: Public health and safety needs, including any specific needs relative
to a nine-story hotel structure, shall be met through the provision of fire
protection services and facilities to meet acceptable ISO ratings.

Solid Waste
6-7: Recycling of commercial solid waste should be promoted and
encouraged within the plan area. Compliance with the FORA Master
Resolution sections 8.02.020 (i)-(j) would be required and ensure
recycling, and water conservation techniques are incorporated into the
plan area.
6-8: Solid waste containers should be located within service alleys or
otherwise screened or hidden from street and pedestrian view.
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Wet Utilities
6-9: Prior to Specific Plan approval, a WSA shall be prepared to the
satisfaction of the City of Seaside and MCWD. Water supply allocations
shall be provided and confirmed by the City prior to approval of final
maps. Compliance with FORA Master Resolution section 8.02.020(i)
would be required to ensure that distribution and storage of potable and
non-potable water comply with State Health Department regulations.
6-10: The project shall participate in the cost of constructing master
infrastructure facilities. Determination of fair share costs, timing and
funding mechanisms for master infrastructure facilities shall be a function
of the Development and Disposition Agreement and Financing Plan
executed for the project.
6-11: All storm drainage collection, retention and percolation facilities
should be constructed on-site, designed to the satisfaction of the City of
Seaside and FORA, and shall avoid alteration of drainage patterns within
the Caltrans right of way. Any alteration of drainage within the state right
of way will require an encroachment permit.
6-12: Infrastructure to transport and use recycled water for irrigation
purposes within the project area should be incorporated into the project
and use of available recycled water should be actively pursued and
utilized for these purposes.

Dry Utilities
6-13: The developer shall coordinate with utility providers regarding
precise design requirements upon preparation of improvement plans.
6-14: All new electrical and telecommunications services, excluding
primary transmission lines and substations, shall be installed
underground.
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7.0 Resource Management
This section discusses sensitive environmental issues associated with the
project site and future development scenarios. A development project of
this scale has the potential to create environmental impacts to resources
such as air quality, viewsheds, noise environment, sensitive species,
water quality and soil erosion, energy and non-renewable resources. The
Design Measures throughout this Specific Plan have provided in part to
guide project development in a manner that avoids or reduces impacts to
these resources.
The Projects at Main Gate EIR has been prepared to identify the full
impacts of the project and provide measures to mitigate those impacts to
the greatest extent feasible. The EIR is the authoritative analysis document
for this project. The following information is provided for informational
purposes only.

7.1

Aesthetics

The project site is bounded on the west by Highway 1, a State eligible
scenic highway, and provides potential views to the Monterey Bay. The
scenic character of the site is consistent with the uses and appearance of
the former Fort Ord.
The BRP and General Plan include policies specifically designed to
protect visual qualities along the scenic corridor. The BRP and H1
Design Guidelines identify a 100-foot building setback from Highway 1
right-of-way for all new development, to be landscaped with cypress,
pine and other suitable screening materials. In addition, a 200-foot
setback is required for signage in this location. These setback standards
allow for the establishment of landscaping improvements, while the
General Plan additionally requires retention of existing Monterey Cypress
trees along the highway to serve as a landscape buffer. The BRP also
encourages maximum building heights to correspond with mature
landscape height.

7.2

Drainage, Soils, and Erosion Control

A primary component of the BRP is elimination of storm water discharge
into the Monterey Bay National Marine Sanctuary. Removal of four out
of five storm water outfalls has been completed, with the remaining
outfall serving the Army. FORA successfully completed removal of four
outfalls in 2004, diverting stormwater to a series of large, temporary
percolation basins within the dunes west of Highway 1. Currently, storm
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water runoff generated within the City of Seaside’s portion of the former
Fort Ord is generally accommodated through the use of storm drains and
small, scattered retention basins, which have proven workable and
practical due to the high percolation rate of existing soils.
The Fort Ord Reuse Authority’s Stormwater Master Plan calls for storm
drain improvements utilizing the 100-year storm event for design
purposes. Drainage improvements for the Specific Plan Area would be
consistent with the Stormwater Master Plan as subsurface infiltration
basins would be constructed to retain all storm water runoff onsite.

7.3 Geology and Seismicity
The Monterey Bay area is considered a seismically active region and
could be subject to strong ground shaking during an earthquake on any
of the regional fault systems. Several fault zones are located in the
vicinity, including the San Andreas fault (within 25 miles); the Palo
Colorado-San Gregorio fault (within 14 miles); and the Monterey Bay
fault zone (offshore). The damage potential from ground shaking is
considered moderate to high in the project vicinity, and liquefaction
potential is considered low (U.S. Army Corps of Engineers, April 1992).
The site contains sandy and silty soils common to the area. The local
topography creates a “bowl” shape within the site, which varies in
elevation by approximately 60 vertical feet.

7.4

Water Supply

The BRP adopted by the Fort Ord Reuse Authority (FORA) in 1997
identifies water as a primary resource constraint for the area. Of the
6,600 acre-feet of potable water available through the entire former Fort
Ord base, 862 acre-feet per year is currently allocated to the City of
Seaside. The City currently utilizes approximately 305 acre-feet per year
with additional allocations reserved for new schools and other needed
community facilities. Section 8.02.020 (i) of the Master Resolution is met
as the project area would be in adherence with waste management
policies and participate in recycling programs following local guidelines.
Potable water would be provided to the project for use in accordance
with State Health Department regulations.
The usage estimate for the project is 207.9 to 213.1 acre-feet per year,
depending on whether the department store or movie theatre
development scenario is pursued.
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7.5

Biological Resources

The U.S. Army Corps of Engineers prepared a Habitat Management Plan
(HMP) to regulate disposal and reuse of former Ford Ord lands. This
Final Installation-Wide Multispecies Habitat Management Plan for
Former Fort Ord (April, 1997) addresses biological resource impacts
associated with land reuse, establishes guidelines for the conservation
and management of species and habitats, and includes management
requirements and procedures for land recipients to follow.
Specific conservation areas and habitat corridors have been established
with lands designated for, (1) development with no restrictions; (2) habitat
reserves with management guidelines; or, (3) for habitat reserves with
moderate development allowed. Development impact fees for the area
include funding for implementation of HMP measures throughout the
former Fort Ord.
The main development portion of the Main Gate parcel is designated as a
development parcel with no biological restrictions. The “drumstick”
parcel located adjacent to Highway 1 is primarily within 100 feet of the
highway and therefore subject to strict development guidelines, including
preservation of open space in accordance with section 8.02.020(a) of the
FORA Master Resolution.
Existing vegetation includes mature Monterey pine (Pinus radiata) forest,
Monterey cypress (Cupressus macrocarpa), and coastal live oak (Quercus
agrifolia) understory. A Forested Resource Assessment/Arborist Report
(Frank Ono, January 29, 2008) provided a detailed analysis of the trees
and specific recommendations relative to future development potential
within the Specific Plan Area. Cypress trees within the project area have
been planted and allowed to naturalize on the property. The trees are
planted in rows bordering the property, with spacing of the trees ranging
from 3 to 4 feet to 10 to 20 feet apart, depending on the area. This native
California tree is well acclimated to the salt laden and windy coastline
conditions. Pruning of these trees increases their strength in withstanding
severe wind conditions.
The Monterey Pine forest on the site is in decline. Mature trees are dying
of Pine Pitch Canker, which is followed by beetle infestation that leads to
the trees’ demise. The majority of these trees are not anticipated to
survive beyond 20 years. Scattered coast live oaks and eucalyptus are
also present on the site. Open areas are dominated by ice plant, annual
grasses, and coyote brush.
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Mature cypress trees within the 100-foot right-of-way of Highway 1 are
protected, as required by the General Plan and encouraged through the
BRP. These, and other mature trees, are critical in deterring soil and
wind erosion and have been planted in an effort to stabilize the dune
sands they occupy. The resource value and health of stands and
individual specimens, as evaluated in the forester’s report and EIR for the
specific plan, may result in site plan modifications in an effort to preserve
healthy trees through design.

7.6 Air Quality
The Specific Plan Area is located in the North Central Coast Air Basin
(NCCAB), which includes the coastal counties of Monterey, Santa Cruz
and San Benito. Air quality is a significant environmental concern
influencing local and regional quality of life. The City requires
development projects to analyze potential air quality impacts during
environmental review and provide mitigation to reduce anticipated
emissions.
The uses anticipated in the Specific Plan Area would likely impact air
quality almost exclusively through vehicular traffic generated by the
development. No major point source emitters such as heavy industrial
uses are anticipated within the Specific Plan Area. The proposed land use
plan and circulation plan are designed, and policies and standards have
been included in this document, as well as in the EIR prepared for the
Specific Plan, to encourage alternative transportation use and to provide
good connectivity between uses.

7.7 Noise
The noise element of the General Plan identifies goals, policies, and
standards related to noise. The plan designates land uses exposed to
exterior noise levels exceeding 60dB as being noise impacted and
includes strategies to reduce excessive noise and limit the community’s
exposure to loud noise sources. The hotel portion of the project would
be subject to Title 24 requirements for indoor noise. Noise from
transportation corridors, such as State Route 1, is the primary source of
noise in the area.

7.8 Water Conservation
The regional wastewater treatment plant provides tertiary-treated water
and currently provides recycled water to the Monterey County Water
Resources Agency for agricultural use in the Castroville area. The plan is
designed to accommodate future agreements with other jurisdictions to
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help reduce groundwater use and slow seawater intrusion. Use of
reclaimed or recycled water for irrigation purposes would reduce the
project demand on the potable water supply and is required for the plan
area under the FORA Master Resolution. The MRWPCA and the MCWD
are establishing a system for irrigation using recycled wastewater from the
treatment plant to service the former Fort Ord reuse area.

7.9 Energy Conservation
The City promotes energy conservation by implementing State Title 24
energy performance requirements through building codes. Meeting or
exceeding these requirements can reduce a project’s future energy needs
and reduce costs in the long term. The Design Measures contained in this
Specific Plan promote building and energy efficiency, and encourage
heightened conservation and recycling strategies.

7.10 Cultural Resources
The former Fort Ord is located within lands historically occupied by the
Rumsen Indians who belonged to a branch of the Coastanoan, or
Ohlone, language family. With European contact and establishment of
the missions in the late 16th Century, traditional Native American lifeways
in the area were disintegrated as Indian communities were baptized and
moved to farm church lands. The areas of greatest archaeological
sensitivity of the former Fort Ord include terraces and benches adjacent
to the Salinas River and El Toro Creek, peripheries of seasonal lakes and
streams, and the coastal beaches. All other lands in the area (including
the Main Gate area) have low to medium potential for possessing
archaeological resources.

7.11 EIR Mitigation Monitoring and Reporting Plan
The City of Seaside Community Development Department will prepare
an MMRP (Mitigation Monitoring and Reporting Program), to ensure that
all mitigation measures listed in the Projects at Main Gate EIR are
adequately addressed.
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8.0 Implementation, Administration, Phasing
and Financing
8.1 Purpose and Intent
The preceding chapters of this Specific Plan describe the overall plan and
corresponding goals, policies, standards, and guidelines for the orderly
development of the Project at Main Gate Specific Plan. This chapter sets
forth regulatory and organizational procedures to approve, implement,
and amend the Specific Plan. Additional conditions of Specific Plan
approval, development phasing, preliminary financing mechanisms and
requirements of planning submittals are also identified.

8.2 Specific Plan Adoption and Required Actions
This Specific Plan has been prepared and adopted in a manner consistent
with California Government Code section 65451, as well as all pertinent
sections of the Municipal Code. As this Specific Plan establishes specific
development regulations, it is considered a “regulatory” Specific Plan.
Adoption of this Specific Plan is by Ordinance (Section 65453) of the City
Council. (Ordinance #______).
A series of entitlement and processing actions are required to implement
the Projects at Main Gate Specific Plan. A summary of actions is
provided below:
•
•
•
•
•
•
•
•
•
•
•
•
•

Certification of the EIR and MMRP
Specific Plan Approval/Adoption
FORA Approval and Consistency Determination
Site Plan and Design Review (BAR)
Tentative Subdivision Map Review and Approval
Abandonment (street vacation) of Existing Alignment of 1st
Avenue.
Disposition and Development Agreement (DDA) for the Retail
and/or Hotel Project
Final Maps and Improvement Plans
Infrastructure Financing Plan (per DDA)
Demolition Permits (for road realignment)
Grading and Building Permits
Caltrans Encroachment Permit (for any work within State Right of
Way)
City of Seaside Encroachment Permit
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8.3 Specific Plan Implementation
Development Review and Approval Process
Approval of development within the Main Gate Specific Plan shall be
subject to the review process set forth in this section. Title 17 of the
Seaside Municipal Code (SMC) shall apply to matters not covered in this
Specific Plan. If there is any conflict between the provisions of this
Specific Plan and Title 17 of the SMC, the provisions of this Specific Plan
shall control. All applicable state and federal standards and codes also
apply to this Specific Plan.
Subdivisions
Unless specifically provided for in this Main Gate Specific Plan, the
regulations set forth in Title 16 of the SMC, entitled “Subdivisions,” shall
apply to all divisions of land hereafter made of property within the Main
Gate Specific Plan.
Amendment Procedures
The California Government Code (Sections 65453-65454) allows specific
plans to be prepared, adopted, and amended in the same manner as
general plans. Amendments to this Specific Plan shall be prepared,
adopted, and amended in a similar manner as it was adopted.
Procedures of the SMC shall be followed for hearing, notice and decision
of a Specific Plan Amendment by the planning Commission and City
Council.
This Specific Plan is a planning framework for the ultimate site buildout.
The City of Seaside recognizes that the subdivision and development
process may result in minor parcel and acreage adjustments within the
Specific Plan boundaries to respond to specific development needs.
Modifications to the Specific Plan will be considered Minor or Major, as
defined below:
Minor Modifications
The following minor modifications to the Main Gate Specific Plan
do not require an amendment to the Specific Plan and are subject
to review and approval by the Director/Zoning Administrator. The
Director/Zoning Administrator shall have the discretion to refer a
minor modification request to the BAR or Planning Commission,
as appropriate. A request for a minor modification shall not
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require a public hearing and may be approved, conditionally
approved or denied. The following are minor modifications:
1.

To allow a decrease not exceeding 10 percent in minimum
setbacks established by the City.

2.

To allow walls or fences to exceed the height limit by a
maximum of one foot.

3.

To allow a decrease not exceeding 10 percent of the
required area for landscape coverage in parking lot areas.

4.

To allow an increase or decrease not exceeding 10 percent
of total estimated gross building area.

5.

To allow a decrease in required number of parking spaces
(not to exceed 25%), based on quantifiable information
provided by the development team regarding shared
parking or reduced demand.

6.

Modifications of a similar nature to those listed above,
which are deemed minor by the Director/Zoning
Administrator, that improve the plan in terms of design,
circulation or planning, and which are in keeping with the
intent of this Specific Plan.

Interpretation
In cases of uncertainty or ambiguity as to the meaning or intent of
any provision of this Specific Plan, the Director/Zoning
Administrator shall prepare a written interpretation which shall be
generally applicable to all future situations of the same type. The
interpretation shall be based upon and consistent with the intent
of this Specific Plan.
The written interpretation shall be
transmitted to the property owners and any pending applicant of
property within the Main Gate Specific Plan. Any property owner
or applicant may appeal the interpretation to the Planning
Commission and then to the City Council in accordance with SMC
section 17.66.
Major Modification
A “major modification” shall be defined as a modification to the
development standards or development program other than a
minor modification as defined in herein. Applications for a major
modification shall be subject to review and approval by the
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Planning Commission and City Council. Notice and hearing for a
major modification shall be as set forth by the SMC. At the time of
hearing, the Planning Commission shall make a recommendation
to the City Council, who in turn will have final decision making
authority on the proposed Major Modification. The City Council
shall approve a major modification if it makes the following
findings:
A.

The modification is consistent with the goals and policies of
the Specific Plan.

B.

The modification is not detrimental to the public health,
safety or welfare.

C.

The modification does not create a nuisance or hazard.

D.

The modification does not have a significant effect on
adjoining properties or the immediate neighbors.

E.

The modification does not alter the conclusions of the
certified EIR, or subsequent environmental review is
conducted to adequately analyze the modifications.

In approving a major modification, the City Council may impose
conditions as deemed necessary to protect the public’s health,
safety and welfare, and to assure compliance with the objectives
of the Specific Plan.

8.4 Development Review and Application
Procedures
Site Plan and Design Review
A.

Applications for proposed construction of structures and
site improvements require site plan and design review
approval as set forth in this subsection. A Development
Application, as defined by the SMC, shall be submitted to
the Planning Division. The Director/Zoning Administrator
shall determine if the submitted Development Application
is in substantial conformance with the illustrative plan,
policies, guidelines and measures as set forth in this
Specific Plan. The Director/Zoning Administrator will
provide the applicant with this determination in writing
within 30 days.

City of Seaside
December 2009

The Projects at Main Gate Specific Plan
Revised Public Review Draft
8-4

8.0 IMPLEMENTATION, ADMINSTRATION,
PHASING AND FINANCING
B.

Development applications shall include a Master
Landscape and Urban Design Program (including detailed
landscaping, architectural elevations, signage program and
other design details); Statement of Compliance with the
Specific Plan and Design Guidelines; Financing Plan (or
Development Agreement) per Specific Plan Law; Statement
of Consistency with the Fort Ord Reuse Authority
Development and Resource Management Plan and Master
Resolution; and, other items as required by the Specific
Plan.

C.

If the Director/Zoning Administrator determines that the
submitted Development Application is in substantial
conformance with the provisions of the Specific Plan, then
the BAR shall review and take action on the site plan and
design elements of the submittal. Review by the BAR shall
follow normal noticing and meeting procedures. The BAR
may approve, conditionally approve or deny the submitted
Development Application. BAR shall approve the
Development Application upon finding the following, as
applicable:

D.

1.

Inclusion of an adequate Master Landscape and
Urban Design Program.

2.

Conformity with applicable landscape and urban
design provisions of this Specific Plan.

3.

Conformity with the design guidelines of this
Specific Plan, including, as applicable, building
detail, architecture and quality of design, lighting,
green building standards, fences and walls, color
and materials, noise attenuation, internal circulation,
parking, trash enclosures, loading, delivery service,
storage areas, mechanical equipment, and accessory
structures.

4.

Conformity with the signage guidelines of this
Specific Plan, including, as applicable, the size,
height, number, lighting, and location of signs so as
to be compatible with the buildings, surrounding
uses, and location.

If the Director/Zoning Administrator determines that the
submitted Development Application is not in conformance
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with the Illustrative Plan, Land Use Summary, or the
Specific Plan text, and that non-conformance does not
qualify as a Minor Modification within the scope of Section
8.3, then the Development Application shall require the
processing and the City’s approval of a Major Modification
to the Specific Plan. The applicant shall be informed in
writing
of
the
Director/Zoning
Administrator’s
determination and findings, as well as re-submittal
requirements. If the submittal is found not to be in
conformance because it is incomplete, the applicant will be
informed and provided an opportunity resubmit a complete
Application. A decision of the Director/Zoning
Administrator to deem a modification a Major Modification
rather than a Minor Modification, may be appealed by the
applicant to the Planning Commission and subsequently to
the City Council.
If the Development Application is non-conforming because
it constitutes a Major Modification, the Development
Application shall be referred to the Planning Commission
and City Council to review and take action on the
submittal. Notice and hearing for a Development
Application review shall be as set forth in the SMC. The
Planning Commission may recommend and the City
Council approve, conditionally approve, or deny the resubmitted Development Application. Notice of the findings
and decision of the City Council will be provided to the
applicant.
E.

If the City Council ultimately approves the Development
Application, then the BAR shall consider the Council’s
findings for approval, and again review the site plan and
design elements of the submittal only.
The BAR may
approve, conditionally approve or deny the portions of the
Development Application within their purview. BAR shall
approve the Development Application upon finding the
following, as applicable:
1.

Inclusion of an adequate Master Landscape and
Urban Design Program.

2.

Conformity with applicable landscape and urban
design provisions of this Specific Plan.
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3.

Conformity with the design guidelines of this
Specific Plan, including, as applicable, building
detail, architecture and design quality, lighting,
green building standards, fences and walls, color
and materials, building detail, noise attenuation,
internal circulation, parking, trash enclosures,
loading, delivery service, storage areas, mechanical
equipment, and accessory structures.

4.

Conformity with the signage guidelines of this
Specific Plan, including, as applicable, the size,
height, number, lighting, and location of signs so as
to be compatible with the buildings, surrounding
uses, and location.

F.

Notice of the decision by the BAR shall be mailed to the
applicant. The applicant may appeal the BAR’s decision to
the Planning Commission in accordance with the SMC.

G.

Development applications conforming with the above
submittal requirements shall be submitted to the
Director/Zoning Administrator no less than sixty (60) days
prior to a scheduled meeting before the decision-making
body. Following site plan and design approval, the
approval will be valid for one (1) year in accordance with
the SMC. Applicant may apply for extensions to these
timeframes, with extensions granted at the discretion of the
Director/Zoning Administrator only if the applicant can
demonstrate sufficient progress.
The Disposition and Development Agreement (DDA) shall
address any specific timing requirements for application
submittal following adoption of the Specific Plan. In the
event that timing provisions of the Specific Plan are in
conflict with an executed DDA, the DDA will take
precedence.

8.5 Project Phasing
Development of the retail and hospitality components are planned to be
built concurrently, with major grading and site preparation for the entire
limits of work to occur over an approximately 8 month period. Following
grading and on-site road construction, building for the hotel and
shopping center will occur over an estimated 10 month period. Entire
project construction is anticipated to take 18 months:
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•
•
•

Horizontal Construction:
Vertical Construction (shopping center):
Vertical Construction (hotel):

Months 1-8
Months 9-18
Months 9-18

8.6 Project Financing
The retail portion of the project will be financed as a private development
venture. The developer will purchase the property from the City and
privately fund the retail project components. Public spaces, rights-of-way
and infrastructure improvements will be retained in ownership by the
City of Seaside. The hotel project will be financed separate from the retail
venture, as this effort will be funded in part with assistance from the
Redevelopment Agency. A Disposition and Development Agreement
(DDA) will be executed for both projects that specify the terms and
responsibilities of both the developer and the Agency.
The financing strategy employed by the Projects at Main Gate may utilize
existing fee programs (such as required FORA Development Impact Fees),
private funding, reimbursement agreements, new fee programs,
assessment districts, or other measures as necessary to fund needed
infrastructure improvements. The City may also consider the issuance of
bonds and the formation of Community Facility Districts or similar
financing districts.
Impact fees can be levied to fund many public improvements for which a
nexus can be established between the improvement and the development
from which the fee will be collected. The City collects impact fees to pay
for backbone infrastructure, such as sewer, water, roadway, and storm
drainage facilities. Agencies also may collect fees for community facilities
such as fire and police service, and/or form a special assessment district
for a specific area of benefit.

8.7 Capital Facilities Maintenance
Specific Plan components that require maintenance over time include
roads, water, wastewater, storm drainage, and landscaping
improvements. Private roadway, infrastructure, and landscape
maintenance within the Specific Plan area would be the responsibility of
the developer, established through agreements with future retail tenants
and the hotel operator. The City of Seaside will have maintenance
responsibility for public improvements to and within the public roadways
surrounding the Specific Plan area. These improvements may include
streets, lighting, sidewalks, curbs, gutters, street trees, and any storm
drainage facility maintenance within the public road right-of-way. A
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facility financing district may also be explored to off-set ongoing
maintenance costs of public facilities directly serving development within
the Specific Plan area.
The MCWD will be responsible for the maintenance of water supply
infrastructure to the Specific Plan area including water distribution, water
storage, and the wastewater collection system. Design of these systems is
consistent with District standards as outlined in the Infrastructure section
of this document and completed facilities would be turned over to the
District for ownership, operation, and maintenance upon completion.

8.8 Implementation
Financing

Measures

–

Phasing

and

The following design measures serve to ensure adequate and timely
provision of essential infrastructure systems. These measures will work in
concert with related EIR mitigation measures and project conditions of
approval required by the City.
8-1: The developer shall prepare a comprehensive Financing Plan that
specifies the costs of essential systems and financing mechanisms to be
used to fund their implementation.
8-2: No final maps or building permits shall be approved until financing
mechanisms are in place to ensure that funding will be available to
deliver required infrastructure and roadways concurrent with the
demands of development.
8-3: Backbone public facilities and infrastructure shall be installed
concurrent with projected development demands for both on-site and offsite improvements to meet the City’s and/or other agency infrastructure
standards.
8-4: Underground sewer, water and drainage facilities shall be installed to
the ultimate planned capacity as part of required road construction.
8-5: When intersections are part of the required roadway improvements,
they shall be constructed to their planned ultimate configuration. Where
an intersection is planned for signalization, it shall be signalized when it
is constructed or improved.
8-6: Roadways shall consist of the full section from curb to curb,
streetlights, sidewalks, and landscaping where applicable.
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8-7: All roadways, pedestrian facilities and bike routes shall be
constructed in logical and complete segments to provide safe and
adequate access.
8-8: All dedications shall be of a form approved by the City, including but
not limited to grant deeds, easements, Irrevocable Offers of Dedication,
or other approved instruments. The type and form of dedication shall be
at the sole discretion of the City.
8-9: A separate recycled wastewater system shall be incorporated into
the project and recycled water used for irrigation and other appropriate
uses as recycled water supplies become available.
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City of Seaside
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PMC

Environmental Impact Report
Denise Duffy & Associates, Inc.
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2, 2007.
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Bestor Engineers. Preliminary Grading Plans. June 27, 2007.
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