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1.0 REUSE PLAN
1.1 ORGANIZATION

The Defense Base Closure and Realignment Commission (BRAC) recommended the closure
of Mare Island in its June 1993 report to President Clinton. The President accepted the
BRAC recommendations in July 1993, and Congress confirmed the closure in October 1993
The Navy is scheduled to complete all its shipyard work by the spring of 1995 and close the
base in the spring of 1996.

Once the President announced his acceptance of the BRAC recommendations, the City of
Vallejo (City) and other communities affected by the closure focused their attention on
developing and implementing a successful conversion process. This process is known as the
Mare Island Futures Project (Project). It is the goal of this Project to become a national
model for successful conversion of a military facility.

Two groups with broad regional representation have been created to guide the City’s reuse
efforts -- the Mare Island Futures Legislative Committee (Legislative Committee) and the
Mare Island Futures Work Group (Work Group). The goals of these groups are to:

° Develop and implement an expeditious reuse process with political and legislative
support that results in Mare Island being an economic asset for Vallejo and the rest of
Solano County, Napa County, and the Bay Area.

° Develop a reuse process that identifies the following: immediate steps to address the
needs for those impacted by closure; mid-term steps for securing interim uses for
existing facilities which are ready for reuse; and long term steps for identifying uses
for the entire site.

The Legislative Committee has representation from local, state, and federal elected officials.
Its mission is to insure that federal, state, and local legislative issues affecting the conversion
of Mare Island are addressed in a timely and efficient manner.

The Work Group currently has 50 members and is made up of representatives of labor,
business, governmental, educational, environmental organizations, and private citizens with
interests in the reuse of Mare Island. The Work Group has the responsibility for the
development of the Final Reuse Plan (Plan). The first task was to develop the following
reuse goals through community input:

° Create jobs and other economic development opportunities to sustain and improve the
economic conditions in Vallejo, the rest of Solano County, Napa County, and the
greater San Francisco Bay Area into the 21st century.

° Create a self-sustaining and multi-use community that is unified under a common

design theme with a balance of industrial, office, commercial, residential, educational,
recreation, cultural, and open space uses that will meet the needs of future generations.
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° Preserve and enhance the history of Mare Island as an integral part of the reuse.

® Use a variety of innovative economic development tools, including public-private
partnerships and domestic-international partnerships, for marketing, financing, and
acquisition.

° Ensure that those impacted by closure are provided retraining and educational

opportunities for careers that are high paying and highly skilled.

° Ensure that the human services needed by those impacted by downsizing and closure
are easily accessible and available.

These goals then became the basis for the development of the Conceptual Reuse Plan which
was completed in November 1993. The City Council approved this Conceptual Reuse Plan
on December 7, 1993. The Work Group began the preparation of the Final Reuse Plan
immediately following this Council approval with assistance from three sources. The first
was from an Advisory Panel from the Urban Land Institute (ULI) based in Washington, D.C.
A group of nine real estate and land use professionals with experience in base closures
analyzed the opportunities and constraints on Mare Island, and made recommendations to the
City regarding reuse.

The second source of assistance was from three consulting teams led by the following firms:
EDAW, Inc. for infrastructure, transportation, and land use planning studies; Bay Area
Economics and Economic and Planning System for market feasibility studies and fiscal
analysis; and Harder Kibbe for human services studies.

Finally, the Work Group has also been assisted by five resource groups and two Navy
committees made up primarily of citizens with special interests in various aspects of Mare
Island. The resources groups are: Human Services; Retraining; Employment Development;
Educational Facilities; Recreation, and Open Space, and Arts. The two Navy committees are
Historic Preservation and Archaeological and the Restoration Advisory Board. The findings
and recommendations from these groups were considered by the Work Group in the
development of the Final Reuse Plan.

An organization chart of the Project is included with this Plan as Attachment 1.1. A current
membership list of the Legislative Committee is included as Attachment 1.2 and the Work
Group is Attachment 1.3. The ULI report is Attachment 5.0. The reports of the Resource
Groups are within Attachment 6.0. Attachements can be found in Volumn III of this Plan.

1.2 COMMUNITY INPUT

An important component of the reuse planning process was the commitment of the City and
the Project to make the process open and accessible to the public. This was accomplished
through a number of methods. Meetings of the Work Group, Legislative Committee, and
Resource Groups were open to the public. The membership of the Work Group was
reflective of the labor, business, governmental, educational, and environmental communities in
Vallejo, the rest of Solano County, and Napa County. All Legislative Committee, Work
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Group, and Resource Group meetings were advertised on the local television channel and in
the local newspaper. Participation in the Resource Groups was open to anyone who wanted
to contribute time and ideas. A number of community forums were led by a trained
facilitator to receive and record input from the public on the draft Conceptual and Final Reuse
Plans. Some of these meetings were broadcast on the local television channel. Finally, all
materials -- reports, videos, and other informational items -- were available to the public. The
product of this commitment is a Final Reuse Plan which reflects input from the community.

A diagram of the planning process is included as Attachment 1.4.
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2.0 REGIONAL AND ECONOMIC SETTING

21 RELATIONSHIP OF MARE ISLAND'S PHYSICAL SETTING AND
LOCATION WITH VALLEJO AND THE REST OF THE BAY AREA

2.1.1 Regional Location

Mare Island is located on the western edge of the City of Vallejo in southwestern Solano
County in Northern California. It is approximately 30 miles northeast of San Francisco in the
North Bay subregion of the San Francisco Bay Area, and approximately 60 miles from —
Sacramento, California’s state capital. Mare Island is within easy travel distance of the major
cities within Solano County (Benicia, Fairfield, and Vacaville), and adjoining Napa County
(American Canyon and Napa), Contra Costa (Concord, Martinez, and Richmond), Sonoma
(Santa Rosa and Petaluma), and Marin (San Rafael and Novato). See Figure 2.1-1.

2.1.2 Local Setting

Mare Island is located between Mare Island Strait (part of the Napa River) on the east, San
Pablo Bay on the west, Carquinez Strait on the south, and the Napa Marsh, Route 37, and
San Pablo Bay Wildlife Refuge on the north. The entire site lies within the incorporated
boundaries of the City of Vallejo. The two points of access are from State Route 37, the
primary route across the North Bay connecting U.S. Route 101 and Interstate 80, and across
the Mare Island Causeway from Tennessee Street, one of Vallejo’s main arterials and
connections from Interstate 80. See Figure 2.1-2

213 General Site Characteristics

Mare Island is approximately 3.5 miles long by one mile wide. It has approximately 5,460
acres, of which 1,650 acres are dry uplands. Tidal and nontidal wetlands comprise 1,450
acres with the remaining 2,360 acres as submerged lands. Mare Island is relatively flat
ranging in elevation from sea level to 284 feet above sea level at the southern end of the site.
Mare Island is currently developed with approximately 960 buildings with 10.5 million square
feet of industrial, office, residential, educational, commercial, recreational, cultural, and
institutional uses. There is one large upland open space area; this is the 200-acre “Hill”, and
it is a part of the original Mare Island. This federal facility also includes the Causeway from
Mare Island to Tennessee Street, the off-site Roosevelt Terrace housing complex located on
Sacramento Street, Building 513 (Employment Office and Badge and Pass Office) on Wilson
Avenue, a rail spur which extends from the Island and through Vallejo to Broadway, and a
bulkhead extending from the Sandy Beach area into the Mare Island Strait. See Figure 2.1-3.

22 DEMOGRAPHIC AND REGIONAL ECONOMIC SETTING
The reuse potential of Mare Island will depend on the demographics and economic

characteristics of the residents and workers in Vallejo and the region. The following is a
description of the demographic and economic trends for this area.
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Vallejo experienced substantial population growth during the 1980's, echoing Solano County
as a whole. Population increased from 81,559 in 1980 to 109,1990 in 1990, a compound
annual rate of three percent. The 1994 population is 116,148.

Vallejo, as well as Solano County, is dominated by owner-occupant households; almost 62
percent of Vallejo's households owned their housing unit in 1990 (compared to only 56
percent for California). Median household income for Vallejo in 1993 was $42,108, which is
slightly below Solano County but slightly above the statewide median of $40,391.

In 1990 over 40 percent of Vallejo's approximately 50,000 resident workers worked in Vallejo
itself. Just over 15 percent commuted to Contra Costa County, 11 percent commuted to San
Francisco, and 10 percent commuted to Alameda County. Less than six percent commuted to
Benicia or Fairfield; the remainder commuted to other locations within the Bay Area.

Vallejo and much of Solano County have a relatively affordable housing stock. The median
reported house value for Vallejo in Vallejo was $140,600, compared to almost $196,000 for
California. This factor offers a strong competitive advantage for Vallejo in attracting new
industry and other businesses.

Solano County has been experiencing substantial employment growth during recent years;
between 1982 and 1992, Solano County employment grew at an annual compounded average
rate of 3.3 percent, compared to 2.2 percent for California as a whole. The Association of
Bay Area Governments forecasts that Solano County will continue this strong economic
growth into the future. It expects the County to add almost 75,000 new jobs between 1995
and 2010, an overall increase of more than 63 percent. The majority of this projected growth
is in service and retail sectors.

Although Vallejo has a relatively competitive demographic profile and an expectation of
strong employment growth in the future, its strengths must be considered within the regional
economy. Solano and its neighboring counties have experienced a significant imbalance
between the demand and supply of commercial and industrial space. In addition, the Bay
Area has been subject to a severe recession along with the rest of the nation. Moreover, the
Bay Area as a whole has been severely impacted by base closures. Mare Island will have to
compete with commercial and industrial sites as well as other closed military bases in
attracting new businesses for reuse.
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3.0 REUSE CONSIDERATIONS
31 GEOLOGY
3.1.1  Summary

Mare Island Naval Shipyard is located within the northern San Francisco Bay Area and within
the Coast Ranges Geomorphic Province. The southern portion of Mare Island includes an
upland area underlain by sandstone and shale surrounded by a narrow shelf of alluvium and
filled land. The central and northern areas consist of relatively thick alluvium and bay mud.
The area is seismically active and the site could be adversely affected by earthquakes
generated on several regionally active fault zones. New construction and existing structures
will be designed or retrofitted through buildout to comply with established seismic safety
codes. In addition, appropriate engineered designs and control measures will be implemented
that would minimize damage from ground shaking, liquefaction, expansive soil, differential
settlement, subsidence, erosion and slope failure.

3.1.2  Description of Conditions
Regional and Site Geology

Mare Island is located within the northern San Francisco Bay area and the Coast Ranges
Geomorphic Province of California. Mare Island forms a peninsula surrounded by the Napa
River-Mare Island Strait to the east, Carquinez Strait to the south, and San Pablo Bay to the
west. The geology of the site is shown on Figure 3.1-1. The southern portion of Mare Island
consists primarily of sandstone and shale bedrock of the Great Valley Sequence, and is
surrounded by a narrow shelf of alluvium and filled lands. The central and northern areas
consist of alluvium and recently deposited or younger bay mud.

The majority of Mare Island has a relatively flat topography, ranging in elevation from near
sea level in the extreme north end to 40 feet above sea level in the south-central area. Hills
in the southern portion of Mare Island rise to approximately 275 feet above mean lower low
water (MLLW).! Mare Island has a total of 5,460 acres, of which 1,630 acres are dry land,
510 acres consist of dredged sediment disposal ponds, 920 acres are wetlands, and the
remainder are tidal mudflats (U.S. Navy, 1989).

Seismicity

Mare Island is located within the seismically-active region of western California. The
seismicity of this region is primarily related to the San Andreas Fault Zone. The site is
located in Seismic Zone 4 (Uniform Building Code). No evidence of active faults has been
identified at the Mare Island Naval Shipyard. However, earthquakes generated along nearby
active faults will likely cause moderate to strong ground motion at the site. Active faults

Elevations at the MINS are also reported with reference to the Mare island Datum (MIN).
Elevation +100 feet MID is equivalent to mean lower low water (0 feet MLLW).
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capable of producing moderate to large earthquakes in the area include the Rodgers Creek,
Greenville, Green Valley, Hayward, Concord, Calaveras, and San Andreas faults.

In addition to the active faults within the region, other faults are recognized as potentially
active. Two traces of the Franklin fault run adjacent to Mare Island. The Franklin fault is
considered to be potentially active and is thought to be a northern branch of the Calaveras
fault. The Franklin fault has been identified south of Carquinez Strait, but is obscured to the
north of Mare Island. Other potentially active faults in the area surrounding Mare Island
Naval Shipyard include the Pinole, Antioch, and Tolay faults. The active and potentially
active faults within the San Andreas Fault Zone located within 30 miles of the site are shown
on Figure 3.1-2.

The largest earthquake that can be reasonably expected to occur within the present geologic
framework along a fault is typically referred to as the maximum credible earthquake (MCE).
The largest expected earthquake is sometimes referred to in geologic literature as the upper-
bounds earthquake or maximum earthquake. The maximum probable earthquake (MPE) for a
seismic source is defined as the maximum earthquake expected to occur within the next 100
years. The concept of a MPE for seismic source has been superseded by other probabilistic
statements and estimates of the MPE are not available for many seismic sources. The seismic
history and seismic parameters related to the MCEs for the regional active faults are
summarized in Table 3.1-1.

Magnitude: The total energy release that occurs at the epicenter of an earthquake is measured
by motion recorded by seismographs. This measurement is referred to as the earthquake
magnitude and is generally expressed with reference to the Richter Magnitude Scale. The
Richter Scale is logarithmic and each successively higher magnitude reflects an increase of
about 32 times the amount of energy released by an earthquake. Earthquake magnitude can
also be expressed as moment magnitude, which can be directly measured or calculated on the
basis of the area of the fault rupture surface and fault displacement during an earthquake.
Published estimates of the Richter and moment magnitudes for maximum credible earthquake
(MCE) and maximum probable earthquakes (MPE) for the regional active faults are presented
in Table 3.1-1.

Intensity and Acceleration: Ground motion is strongest at the epicenter and generally
diminishes (attenuates) with distance away from the epicenter. The severity of ground
shaking at any particular point is referred to as the earthquake intensity and is a subjective
measure of the effects of ground shaking on people, structures, and earth materials. Intensity
is generally expressed by the Modified Mercalli Scale, which is summarized in Table 3.1-2.
The expected maximum intensities at Mare Island Naval Shipyard for maximum credible
earthquakes (MCEs) on regional active faults are presented in Table 3.1-1. In addition,
estimated maximum intensity and peak horizontal accelerations at Mare Island Naval Shipyard
for the MCE:s are also presented. The highest expected ground acceleration (g) would occur
during the MCE on the Rodgers Creek Fault zone, the closest active fault to the site, and is
expected to be 0.40g.

Probability of Occurrence: The probability of an earthquake occurring along a fault is a
function of the estimated interval between earthquakes (recurrence interval), and the known or
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TABLE 3.1-1
MAJOR ACTIVE FAULTS POTENTIALLY AFFECTING THE PROJECT SITE
Mare Island Reuse I'lan

Estimated
, Maximum Peak
‘ Ground
Estimated Estimated Acceleration at Expected
Approximate Known Maximum Maximum Site During Ground
Distance Historic Micro- Credible Probable Maximum Shaking
from Project Damaging Historic Surface seismic Earthquake  Earthquake Credible Intensity at
Fault (miles) Earthquakes Faulting Activity Magnitude'®  Magnitude’ Earthquake* the Site
San Andreas 24 1838, 1906 Creep and surface Yes 851(7.8) 8.25 0.17¢ vl
rupture
Hayward 14 1836, 1868 Creep and surface Yes 7.25(7.1) 6.5 0.37¢ IX
rupture
Calaveras 24 1861 Surface rupturc Yes 7.25 (6.3) 6.5 0.07g A
West Napa & None known Yes 6.5 (6.5) N/A 0.352 VIII
Rodgers Creck 6 189% Nonec known Yes 7.0 (6.9) N/A 0.40¢ IX
Concord 9 1955 Creep Yes 6.5 (6.7) 5.75 0.26g X111
Greenville 29 1980 Surface rupturc Yes 6.9 (6.8) 5.75 0.08¢g A1
Green Valley 14 18897, 1965 None known Yes 6.5 (6.9) N/A 0.29g IX

The maximum credible carthquake (MCE) is the maximum carthquake that appears capable of occurring under the presently known tectonic framework. It is a rational and
belicvable event that is in accord with all known geologic and scismic facts. In determining the maximum credible earthquake, littie regard is given to its probability of
occurrence, except that its likelihood of occurring is great enough to be of concern. It is conceivable that the maximum credible earthquake might be approached more
frequently in one geologic environment than in another. (California Division of Mines and Geology (CDMG) Note 43, 1975).

The maximum probable carthquake (MPE) is the maximum carthquake that is likely to occur during a 100-year interval. It is to be regarded as a probable occurrence, not
as an assured event that will occur at a specific time . (CDMG Note 43, 1975).

Estimated maximum credible and probable earthquake magnitudes listed are "preferred” magnitude based on magnitude estimates from multiple sources (Greensfelder, 1974,
Contra Costa County, 1991). Moment magnitudes, shown in parenthesis, from Wesnousky, 1986.

Estimated maximum peak acceleration calculated using attenuation methodology based on moment magnitude for MCEs and distance from causative fault (Joyner and Boore,
1981).

94224-mi.geo-4/1/94



TABLE 3.1-2
MODIFIED MERCALLI SCALE'

Intensity

Effects

v,” cm/s

M I.
3 IL

V.

VL

VIIL

VIIL

1X.

X1

XIL.

Not felt. Marginal and long-period effects of large earthquakes.
Felt by persons at rest, on upper floors, or favorably placed.

Felt indoors. Hanging objects swing. Vibraton like passing of hight tucks.
Duration estimated. May not be recognized as an earthquake.

Hanging objects swing. Vibraton like passing of heavy trucks; or sensation
of a jolt like a heavy ball striking the walls. Standing motor cars rock
Windows, dishes, doors rattle. Glasses clink. Crockery clashes. In tic upper
range of IV wooden walls and frame creak.

Felt cutdoors; direction estimated. Sleepers wakened.  Liquids disturbed.
sonie spilled. Small unstable objects displaced or upset. Doors swing, close.
open. Shutters. pictures move. Pendulum clocks stop. start. change rate.

Felt by all. Many frightened and run outdoors. Persons walk unsteadily.
Windows, dishes, glassware broken. Knickknacks, books, etc., off shelves.
Pictures off walls. Furniture moved or overturned. Weuk plaster and masonry
D cracked. Small bells ring (church. school)
or heard to rustle - CFR).

Trees, bushes shaken (visibly,

Difficult to stand. Noticed by drivers of motor cars. Hanging objects quiver.
Furniture broken. Damage to masonry D, including cracks. Weak chimneys
broken at roof line. Fall of plaster. loose bricks, stones, tles, cornices (also
unbraced parapets and architectural ornaments - CEFR).  Some cracks in
masonry C. Waves on ponds; water turbid with mud. Sinall slides and caving
in along sand or gravel banks. Large bells ring. Concrete imigation ditches
damaged.

Steering of motor cars affected. Damage to masowry C; partial collapse.
Some damage to masonry B; none to masowry A. Fall of stucco and some
masonry walls Twisting, fall of chiumneys. factory stacks. monuments, towers.
elevated 1anks. Frame houses moved on foundations if not bolted dowu; loose
panel walls thrown out. Decayed piling broken off.  Branches broken from
trees. Changes in flow or temperatwre of springs and wells. Cracks in wet
ground and on steep slopes.

General panic. Masonry D destroyed; masonry C heavily damaged. sometinies
with complete collapse; masonry B scriously damaged. (General damage to
foundations - CFR.) Frame suuctures, if not bolted, shifted off foundations.
Frames racked. Serious damage 10 reservoirs. Underground pipes broken.
Conspicuous cracks in ground. In alluviated areas sand and mud ejected.
earthquake foundatons, sand craters.

Most masonry and frame structures destroyed with their foundations.  some
well-built wooden structures and bridges destroyed. Serious damage to dams.
dikes, embankments.  Large landslides. Water thrown on banks of canals,
rivers, lakes, ete. Sand and mud shifted horizontally on beaches and flat land.
Rails bent slightty.

Rails bent greatly. Underground pipelines completely out of service.

Damage nearly total. Large rock masses displaced. Lines of sight and level
distarted.  Objects thrown suto the air.

0.0035-0.007

0.007-0.015

0.015-0.035

0.035-0.07

7-20

0.07-0.15

20-60

0.15-0.35

60-200

0.35-0.7

200-500

0.7-12

>1.2

Note

2

with the conventional Class A. B. C construction).

8 Masonry A: A Good workmanship. mnonar, and design. reinferced, especialty lateraliy, and bound togetlier by using steel, concrete. etc: designed to resist lateral

forces

8  Masonry B: Good workmanship and mortar. reinforced, but not designed 10 resist lateral forces

B Masonry C: Ordinary workmanship and mortar; 1o extreme weaknesses such as non-tied-in corners, but masoury s neither reinforced nor designed against

horizontal forces.

B Masonry D: Weak materials. such as adobe: poor mortar: low standards of workmanship, weak horizontally.

From Richter (1958).

Averape peak ground velocity, emys.
Average peak acceleration (away from source)
* Richter magnitude correlation.

Masonry A, B, C, D. To avoid ambiguity of language. the quality of masonry. brick or otlerwise. is specified by the tollowing lettering (which has no connection




estimated date of the last major earthquake. The U.S. Geologic Survey (USGS) estimates the
probability of a large earthquake, magnitude 7 or greater, occurring on any of the major
active fault zones within the San Andreas Fault Zone in the San Francisco Bay Region within
the next 30 years to be approximately 67 percent (USGS, 1990). The estimated probabilities
for the occurrence of a magnitude 7 earthquakes on the Hayward and Rodgers Creek Fault
zones during this period are 22 and 28 percent, respectively. Estimates for the other active
faults were not developed by or incorporated into the USGS study. Therefore, the combined
probability of 67 percent for occurrence of a magnitude 7 earthquake in the Bay area should
be considered a minimum estimate.

Recent Seismic History: The most recent major earthquake originating in the vicinity of the
site occurred in 1898. Estimates of the magnitude of the 1898 earthquake have recently been
revised, and it is currently estimated to have had an average magnitude of 6.7 on the Richter
Scale (Toppozada, et al., 1992), with an intensity of VIII on the Mercalli Scale. Mare Island
suffered considerable damage during this earthquake, and it was thought that the epicenter
was along the obscured northern portion of the Franklin fault. However, a recent reevaluation
of the available historical data suggest that the epicenter for the 1898 earthquake was centered
near the intersection of the Rodgers Creek fault and the north shore of San Pablo Bay
(Toppozada, et al., 1992), approximately nine miles northwest of Mare Island. Damaging
earthquakes (M5.6, M5.7) also occurred at the northern end of the Rodgers Creek fault in
1969. Recent investigations on the Rodgers Creek fault have estimated recurrence intervals
for a damaging earthquake of 131 to 370 years, with a best estimate of 230 years (Schwartz,
et al., 1992).

Other significant historic earthquakes within the region surrounding the project site include
earthquakes on the Hayward Fault zone in 1836 and 1868; the 1838, 1906, and 1989 (Loma
Prieta) earthquakes on the San Andreas and the 1980 earthquake on the Greenville Fault.
During the Loma Prieta earthquake (with an epicenter approximately 78 miles south of Mare
Island Naval Shipyard), the peak ground acceleration measured at Mare Island Naval Shipyard
was 0.06 g (Milo, 1994).

In 1982, an evaluation of the seismic vulnerability of structures at Mare Island Naval
Shipyard was performed in 1982 in accordance with a Naval Facilities Engineering Command
(NAVFAC) seismic safety program (URS/Blume, 1982). The evaluation assessed the relative
stability of “Mission-Essential” and “Life Safety” buildings during ground shaking produced
by an earthquake with an 80 percent probability of not being exceeded in 50 years. Site-
specific seismic response spectra were developed for areas underlain by rock and
intermediate-depth soil. The expected peak ground acceleration for the probabilistic
earthquake was estimated to be 0.27 g.

Initially, 95 buildings were considered under the seismic safety program for modernization,
rehabilitation, or major repairs. The evaluation of structures was performed to identify
potentially hazardous conditions and corrective actions. Following a preliminary screening
process, 77 buildings on Mare Island were identified for further evaluation by the “Rapid
Evaluation Procedure” (REP) specified by NAVFAC. The REP evaluation resulted in
prioritization of 20 buildings for further structural analysis. The investigation also concluded
that the seismic vulnerability of two water tanks, structures at six electrical substations, and
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utilities located in areas susceptible to ground failure should be further evaluated
(URS/Bloom, 1982). The subsequent evaluation of the buildings indicated that 15 of the 20
buildings required extensive structural repair or retrofit (URS/Bloom, 1983).

Soils and Sediment

Soils: Ten distinctive soil types have been mapped by the U.S. Soil Conservation Service
(SCS) at the site (Figure 3.1-3). These surface soils include, Altamont Clay (AcE), Diablo-
Ayar Clay (DaC), Dibble Los Osos (DbE), Millsholm loam (MmE and MmG2), Reyes Silty
Clay Loam (Rd), Reyes Silty Clay (Re), Valdez Silty Clay Loam (Vd) and engineered fill
(Ma). These soils comprise three basic soil types: loams, clays, and engineered fill. The
loams and clays are generally shallow deposits, with depths of 60 inches or less and generally
have a high water content and moderate to high shrink-swell potential. The estimated
properties of these soils are summarized in Table 3.1-3 and shown in Figure 3.1-3.

Many of the original marshlands and lowlands on Mare Island have been filled, especially in
the northern portion. The depth of engineered fill varies from three to seven feet depending
on the original topography. The engineered fill consists of a heterogeneous mixture of
materials; the bulk of the fill material is comprised of sandstone, shale, concrete, and asphalt
fragments (U.S. Navy, 1989).

Younger Bay Mud and Alluvium: Mare Island’s shallow surface soils are underlain by a 40-
80 foot layer of recently deposited younger bay mud. Younger bay mud consists of
predominantly, soft, semi-consolidated, water-saturated, plastic, silty clay, rich in organic
material, with minor sand layers and lenses. These sediments generally have low strength and
high natural water content and are very compressible (California Division of Mines and
Geology, 1969). Bottom contours of the younger bay mud underlying the site are shown on
Figure 3.1-4. Younger bay muds may fail from an imposed load due to low strength, high
compressibility, and differential settlement. Differential settlement results from variability in
the thickness of the mud. Younger bay mud becomes increasingly unstable as the thickness
of overlying fill increases.

Liquefaction Potential

Liquefaction is the sudden loss of strength of a saturated cohesionless sediment primarily due
to ground shaking. All areas of Mare Island underlain by young alluvium, bay mud, or fill
may be prone to liquefaction during seismic shaking due to the presence of loose saturated
soils, dredged spoil sediments, shallow groundwater, and the potential for strong ground
shaking in the event of a major earthquake on any of the active faults in the Bay Area.

Subsidence

Subsidence is a general term describing the downward deflection of the ground surface.
Subsidence can be caused by several processes including compaction or consolidation of soil
or sediment underlying a subsiding area. The young alluvial deposits and bay mud sediments
at Mare Island are poorly consolidated and susceptible to compaction (granular sediments)
and consolidation (cohesive sediments). Filled areas that may not have been properly
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TABLE 3.1-3

ESTIMATED SOIL PROPERTIES
Mare Island Reuse Plan

Classification
Depth of
Depth to Typical Permeability
Map Bedrock Profile (inch per Reaction Shrink-Swell Infiltration
Soil Map Unit Symbol (feet) (inches) USDA Texture Unified hour) (pH) Potential Rate
Altamont AcE 2.0-3.5 0-28 Clay CH 0.06-0.2 6.1-8.4 High Very slow
28-38  Silty cluy loam CL 0.06-0.2 74-8.4 Modcrate
>38  Siltstone
Diablo DaC 2.5-4.0 0-36  Clay cu 0.06-0.2 6.1-8.4 High Very slow
36 Consolidated
scdiments
Dibble DbE 1.5-3.5 0-18 " l.oam Ml. or CH 0.63-2.0 5.6-6.5 Modecrate Slow
18-36  Light clay CH 0.06-0.2 6.1-7.3 Iligh
>36  Sandstone
Milisholm and MmE, 1.0-3.0 0-17 Loam SM or ML 0.63-2.0 6.1-7.3 Low to Very slow
Millsholm variant MmG?2 17 Sandstone moderate
Reyes Rd, Re >5.0 0-60  Silty clay loam or MII or OH 0.06-0.2 <4.5-84 High Slow
silty clay
Valdez vd >5.0 0-60  Silty clay loam CL 0.06-0.2 5.6-84 Moderate Very slow

Source: USDA, 1977.
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compacted are also susceptible to settlement. Compaction can be caused by strong vibration
(including during earthquakes) or loading (buildings or other structures) at the surface. The
potential settlement of underlying soils is the most prevalent soil hazard at Mare Island. The
low-density, compressible soils and sediments have a low bearing capacity. Structures sink or
settle if foundations have been inadequately designed or are damaged. Areas that are most
susceptible to subsidence are shown on Figure 3.1-5.

Slope Stability

Slope stability is dependent on a combination of factors, including rainfall, rock and soil types
and structure, steepness of slope, vegetation, seismic conditions, and human interaction.
Slopes over ten percent may be more susceptible to landsliding, soil creep, and erosion
depending on the depth and type of soil cover and the underlying rock types. Steeper slopes
are more susceptible to soil creep, which is the continuous downslope movement of soil or
rock particles. Soil creep is usually more prominent on slopes covered with clay soils.
Landslides may be triggered by earthquakes, especially where slopes have been oversteepened
and where soils are saturated. Areas that have undergone mass movement in the past are
susceptible to land slide reactivation and erosion.

The western, central, and northern portions of Mare Island Naval Shipyard are relatively flat,
with slopes generally less than four percent. These areas are stable except at the margins of
Mare Island Naval Shipyard subjected to wave erosion. The slopes of the upland area in the
southeastern portion of Mare Island Naval Shipyard are moderately steep (8 to 25 percent) to
steep (greater than 25 percent) slopes. A map of the slope conditions at Mare Island Naval
Shipyard is presented on Figure 3.1-6.

The moderately steep slopes at the site are generally stable (Nilsen, et al., 1979). However,
landslides or potential landslides have been identified in areas with moderately steep slopes
(U.S. Navy, 1989). The steepest slopes at the project site are developed on sandstone and
shale bedrock in the southem portion of upland area (Figures 3.1-5 and 3.1-6). These slopes
are moderately unstable (Nilsen et al., 1979). The shale bedrock in this area is weaker than
the sandstone and tends to be landslide-prone (U.S. Navy, 1989). Rock (block) slides have
been identified in the upland area in areas underlain by sandstone as well as shale bedrock
areas (URS/Bloom, 1982). Steep slopes may also be subject to rotational landslides and
debris slides in areas of thick colluvium. Detailed geologic mapping is not available for the
project site and it is possible that adverse bedding? may be present in bedrock areas.
Identified landslides at Mare Island Naval Shipyard are shown on Figure 3.1-5.

In addition to potential landsliding on hill slopes, failure of levees at Mare Island Naval
Shipyard could occur during high water conditions or strong seismic shaking. The failure of
levees could result in flooding of low-lying areas.

Adverse bedding is a condition wherein the bedding (or layering) of the bedrock underlying a
slope is oriented in the same general direction as the topographic slope, increasing the potential
for landsliding.
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3.1.3  Issues Affecting Reuse
Strong Ground Shaking

Strong ground shaking during an earthquake could cause structural damage and injuries to
residents and workers. A very high potential exists for the site to endure moderate to strong
ground shaking due to a moderate to large magnitude earthquake on a fault within the Bay
Area, especially if such an event were to occur on the nearby Rodgers Creek, Hayward, or
Franklin faults. Ground shaking could cause structural damage to buildings and infrastructure
(roads, bridges, and utilities), building collapse, falling objects, fire, flood, induce slope
failures, differential settlement, subsidence, and release of hazardous materials. Earthquake-
induced liquefaction of saturated soils may cause ground failure, and damage to overlying
structures.

Damage caused by earthquakes could be substantially reduced if proper building design and
construction techniques are used, and existing buildings are retrofit to withstand anticipated
ground shaking events. Underground utilities could be retrofit or upgraded to minimize pipe
breakage.

Settlement

Placement of fill or structures in areas underlain by bay mud may cause settlement.
Significant settlement could cause damage to paved surfaces, building foundations, and
underground utilities. The majority of Mare Island proposed for reuse and/or development
under the Final Reuse Plan is underlain by younger bay mud, primarily a soft, silty clay with
a high water content, high plasticity, low strength, and high compressibility. The younger bay
mud becomes increasingly unstable as the weight of the fill or structure increases.

High Shrink-Swell Potentials

The surface soils at the site have moderate to high shrink-swell potentials in response to
moisture fluctuations. These expansive soils may cause severe damage to building
foundations and paved surfaces by causing differential movement of rigid structures.

Slope Instability

New construction that involves cut and fill slopes could expose soils to excessive erosion and
may promote slope instability. Disturbed soils exposed on slopes tend to be easily eroded.
Excessive soil erosion could cause slope destabilization and failure. Eroded soils could enter
surface water systems, causing a reduction in water quality.

Cut and fill slopes could be come unstable if improperly constructed. Structures near
unstable slopes could be damaged by future slope movement. Soil creep probably would
occur on some of the steeper slopes as well as on cut and fill slopes constructed at the site.
Slope failure could cause property damage or hazards to people. Landslides on road cuts
could cause temporary road closure.
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Failure of Levees

The Mare Island Final Reuse Plan includes development of a light industrial area in the north
central portion of the site. This area, which is within the expected 100-year flood hazard
zone, is protected by a levee system. Failure of levees could cause flooding that could result
in human injury or property damage. Breaching of the levee system in 1983 caused
significant flooding.

3.1.4 Recommendations and Implementation Actions

Strong Ground Shaking

3.1(a) Code Compliance (City): New construction will be completed in accordance with the
provisions of Title 24 of the California Code of Regulations (CCR) and comply with the most
recent edition of the Uniform Building Code Seismic Zone 4 standards as required by the
City of Vallejo for new development.

3.1(b) Existing Structures: Existing structures intended for human occupation that do not
meet current safety criteria will be retrofitted to comply with Seismic Zone 4 standards. If it
is infeasible to retrofit an existing structure, the structure will be abandoned and removed.

All unreinforced masonry (URM) structures will be evaluated in compliance with the City of
Vallejo Ordinance No. 1075. The ordinance specifies that owners of URM buildings® have an
engineering report prepared to investigate a building’s adequacy to resist specified seismic
design forces. Buildings exempted from the requirements of the ordinance include residential
buildings with five or fewer dwelling units, most warehouses, and buildings that have been
structurally upgraded. Buildings that qualify as "historic property” are exempted but required
to meet the retrofitting requirements of the State Historical Building Code.

3.1(c) Design and Upgrading of Utilities (City): Utilities will be designed or upgraded to
provide sufficient flexibility to withstand the expected ground motion induced during the
maximum credible earthquake on each of the faults in the area.

3.1(d) Geotechnical Investigation (Development Applicants): A geotechnical investigation
will be performed by applicants to define liquefaction potential for any development projects
proposed in areas underlain by young alluvial deposits and bay muds. Development in those
areas will be restricted to land uses that would minimize risks to users.

3.1(e) Public Awareness and Preparedness (Tenants): Building occupants will be required to
educate occupants regarding the seismic hazards associated with the area and participate in
earthquake preparedness programs. Public awareness and preparedness are crucial to the
prevention of loss of life and property during an earthquake. Earthquake preparedness

The ordinance defines an un-reinforced masonry building as any building containing walls
and/or columns constructed wholly or partially of masonry without at least 50 percent of the
reinforcement required by the most recent Uniform Building Code.
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programs will include methods of minimizing hazards associated with falling objects, broken
glass, fire, flood, downed utility lines, and exposure to hazardous materials.

Settlement

3.1(f) Geotechnical Investigation (City): A detailed geotechnical investigation will be
completed by development applicants prior to the placement of fill or improvements over
areas underlain by bay mud or young alluvium. The geotechnical report will provide
recommendations for reducing settlement in areas intended for development. These
recommendations may include surface loading to cause consolidation prior to construction
and/or engineered foundation designs to minimize post-construction settlement.

3.1(g) Structural Survey (City): A structural survey of existing high reuse potential buildings
and other improvements intended for reuse constructed on fill over bay mud will be
performed by a qualified structural engineer to assess whether structural damage has occurred
due to settlement. If structural damage has occurred, recommended repairs will be completed
prior to reuse.

High Shrink-Swell Potentials

3.1(h) Design of Foundations (Development Applicants): Foundations of new structures will
be constructed to resist soil movement. Surface drainage will be controlled to minimize
seasonal fluctuations in soil moisture content. Appropriate foundations for the specific field
conditions will be designed by a geotechnical engineer for development applicants to reduce
potential damage to structures caused by expansive soils. New roads will be designed so that
the road base extends below the depth of seasonal moisture change.

Slope Instability

3.1(i) Geotechnical Investigation (Development Applicants): A detailed geotechnical
investigation that addresses erosion potential and slope stability issues will be conducted by
development applicants for projects proposed in areas of steep slopes. The geotechnical
report will provide recommendations regarding the steepness of the cut and fill slopes based
on the geologic site conditions. The grading plan will incorporate all recommendations of
geotechnical reports. All grading activities will be supervised by a geotechnical engineer or
engineering geologist so that grading options can be evaluated and adjusted, if necessary,
based on encountered field conditions.

3.1(j) Grading Requirements (Development Applicants/Tenants): All construction grading
activities will be conducted in compliance with the statewide General Permit for Storm Water
Discharges Associated with Construction Activities to prevent water quality degradation.
Grading activities will be conducted during the months of April through September to
minimize the likelihood of erosion and sedimentation caused by storm runoff. All exposed
surfaces will be revegetated as soon as possible after grading activities are completed to
reduce the soils susceptibility to erosion. All potentially unstable areas, either existing slopes,
or new cut and fill slopes created during development will be stabilized during site grading.
Stabilization measures for existing slopes will consist of flattening slopes, removal of existing
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weak soil and replacement with engineered fill, or installation of engineered fill buttresses at
the toe of unstable slopes. New fill slopes can be stabilized by proper compaction,
installation of subsurface and surface drainage, and flattening of cut and fill slopes.

Failure of Levees

3.1(k) Levee System Investigation (Navy): A geotechnical investigation of the stability of all
levee systems that protect areas of development proposed by the reuse plan will be performed
by the Navy and appropriate actions taken to ensure the integrity of the levee systems.

3.2 FLOODING HAZARDS
3.21 Summary

The Mare Island Naval Shipyard is located in a coastal environment at the edge of San Pablo
Bay near the mouth of the Napa River. Low-lying areas in the north and west portions of the
island are subject to flooding. Existing dikes prevent flooding and should be maintained.
Flooding could occur as the result of extreme storms, high tides, tsunami or seiche wave
runup, land subsidence, and worldwide sea level rise. Development may be restricted within
flood-prone areas. Detailed floodplain studies will be required of any proposed development
within mapped flood-prone areas. The City should consider requesting that FEMA conduct a
Flood Insurance Study of Mare Island.

3.2.2  Description of Flooding Hazards
Regional and Site Hydrology

The Mare Island Naval Shipyard occupies a peninsula at the northeastern margin of San Pablo
Bay. It is bounded on the east by Mare Island Channel (an extension of the Napa River), on
the south by the Carquinez Strait, and on the west by San Pablo Bay. The climate is
considered Mediterranean, characterized by cool wet winters and hot dry summers. The
normal annual precipitation in the vicinity of the site is approximately 20 inches per year.
The precipitation intensity for the 100-year, 12-hour rainfall event is 3.45 inches (Rantz,
1971). Runoff at Mare Island occurs primarily as overland flow and in poorly developed
drainageways; no flowing steams exist on the island. Groundwater quality underlying Mare
Island is considered poor and is not currently used as a water source (U.S. Navy, 1989).

Flooding

Portions of Mare Island are subject to flooding, especially the low-lying areas to the north

and west. A flood inundation study, based on existing data, was conducted for the Mare
Island Master Plan (U.S. Navy, 1989). The results of this study indicated that areas below 8.8~
feet mean lower low water (MLLW) may be subject to inundation during a 100-year flooding
event (including potential effects of tides, storms, and river flow). This study did not include
potential effects of wave runup, land subsidence, or worldwide sea level rise.
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Significant flooding has occurred at Mare Island as recently as 1983 when a dike broke and
portions of the northern shipyard were flooded. Up to six feet of water inundated the areas
around buildings 617, 621, 627, 751, and 759 (Young, 1994). The building themselves were
not affected. This area is within the 100-year flood inundation area (Figure 3.2-1). The Mare
Island Final Reuse Plan proposes development of this area for light industrial use.

Tsunamis and Seiches

Potentially destructive seismic sea waves, or tsunamis, can be generated by deformation or
rapid movements of the sea floor during strong earthquakes. It has been calculated that the
wave runup at Mare Island would be less than one tenth of the height of the tsunami at the
Golden Gate (Ritter and Dupre, 1972). The 200-year tsunami (probability of occurring once
every 200 years) is estimated to attain a height of 20 feet at the Golden Gate, and would
cause less than two foot runup at Mare Island (U.S. Navy, 1989). The estimated area of
inundation resulting from a 200-year event is shown on Figure 3.2-1.

A seiche is a wave that oscillates in closed or partially closed bodies of water, generally
resulting from seismic or atmospheric disturbances. The most likely generating mechanism
for a seiche in the San Francisco Bay is motion along one of the major regional faults
(URS/Bloom, 1982). However, none of the seismic events in the Bay Area, including the
1906 San Francisco event, have generated a damaging seiche. This indicates that more than
large ground motions are required to generate a damaging seiche; the period of the seismic
waves and the natural period of the water body (a function of geometry) need to be
coincident. The historical data indicate that the probability of a damaging seiche at Mare
Island appears low.

Sea Level Rise and Subsidence

Either a rise in worldwide sea level or subsidence in the land surface at Mare Island would
exacerbate flooding hazards in the low-lying areas. Sea level rise is a generally accepted
consequence of global warming, an expected response to the “greenhouse effect.” The
complex climatologic conditions that would control sea level rise are difficult to predict and a
wide range of estimates for the rate of sea level rise have been proposed. For planning
purposes, sea level rise resulting from the “greenhouse effect” during the next century in the
San Francisco Bay area has been estimated to be approximately four feet (Philip Williams &
Associates, 1985). The cumulative increase in sea level would increase the expected
elevation of flood waters.

Subsidence of the land surface could occur as the result of compaction or consolidation of
young sediments and fill at Mare Island (discussed in Section 3.1, Geology). Subsidence
would increase the potential for flooding by settlement associated with loading of the
sediments with buildings would only affect localized areas. Seismic compaction may also
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occur as the result of strong seismic shaking, which could affect the majority of lands on the
margins of Mare Island. However, most of the sediments that underlie Mare Island have been
subjected to strong seismic shaking in the recent past. Seismically-induced compaction has,
therefore, already occurred and large areas of Mare Island are not expected to experience
settlement in the future. Settlement could occur in areas underlain by poorly compacted fill,
particularly any areas filled since the last major seismic shaking event at Mare Island in 1898.

FEMA Considerations

The Federal Emergency Management Agency (FEMA) has developed Flood Insurance Rate
Maps (FIRMs) for most urban areas in the United States, which indicate the floodway for the
100-year flood and areas of inundation for the 100- and 500-year floods. These maps are
used as planning tools to evaluate flood related hazards for specific properties and to provide
risk-based data for setting flood insurance rates.

Mare Island has not been evaluated by the FEMA. In general, FIRMs are not prepared for
federal lands. Upon conversion of the Naval Shipyard from federal ownership to private
holdings, individuals and businesses may be subject to losses caused by flooding. Flood
insurance would by available to future landowners at Mare Island from the National Flood
Insurance Program since Solano County is a participating community. However, without the
involvement of FEMA or the preparation of FIRMs, a planning and enforcement tool used by
most communities would not be available.

There is currently no mechanism to require that a Flood Insurance Study (FIS) be conducted
by FEMA for Mare Island. However, FEMA has expressed an interest in conducting an FIS,
and would do so at the request of the community. The study would be funded by FEMA.
The resulting FIRMs would probably be available two to three years after the study was
begun by FEMA (Durrin, 1994).

Once areas of special flood hazards are established, development proposals at the Naval
Shipyard will be subject to the provisions of the City of Vallejo Flood Damage Protection
Ordinance. Under these provisions, the flood hazards and proposed floodproofing of any new
structures or structures undergoing substantial improvement will be reviewed by the
Department of Public Works.

3.2.3 Issues Affecting Reuse
Flood Prone Areas

Portions of the Mare Island Naval Shipyard are subject to flooding. Additional development
in flood-prone areas could exacerbate existing flooding problems. Construction of buildings
or other improvements in flood-prone areas could increase flood inundation levels by
removing floodplain storage area from the system. In addition, the improvements would be
subject to damage from floodwater inundation. Historic evidence of levee failure at the north
portion of the Naval Shipyard and the potential for strong groundshaking and associated
liquefaction indicate damage and/or failure exists.
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3.2.4 Recommendations and Implementation Actions
Flood Prone Areas

3.2(a) Conformance with Flood Damage Protection Ordinance (City): Development should be
restricted in those areas subject to flooding (below 9 feet MLLW) as shown on Figure 3.2-1.
Development that is proposed in these zones should be subject to standards and criteria
established by the National Flooding Insurance Program and the provisions of the City Flood
Damage Protection Ordinance.

3.2(b) Preparation of Flood Insurance Study (FEMA): The City should consider requesting
a Flood Insurance Study (FIS) be conducted by The Federal Emergency Management Agency
(FEMA). The resulting Flood Insurance Rate Maps (FIRMs) will provide a more refined
planning tool than the existing flood hazard map and will allow for the involvement of FEMA
in floodplain planning and management.

3.2(c) Evaluation of Levee Systems (Navy): The Navy will evaluate the integrity and
adequacy of the levee systems protecting developed areas at the northern margin of the site
prior to reuse of the areas protected by the levees. The evaluation will present
recommendations that would provide protection from a 100-year flood event.

33 VEGETATION AND WILDLIFE
331  Summary

Mare Island covers approximately 5,460 acres, only 1,630 of which are dry land. The
remaining 3,830 acres consists of wetlands, tidelands, and dredge sediment ponds. Most of
the dry land is occupied by the Naval Shipyard and associated facilities, leaving few
remaining areas of native vegetation. Most of the plant material on the dry portion of the
island consists of lawns and landscaped areas, although grassland, oak woodland, and coastal
scrub habitats do exist. Wetland habitats consist of tidal and non-tidal areas which support
coastal salt marsh vegetation, which rotationally provide open water, mudflat and pickleweed
marsh habitat. Reuse activities at Mare Island, including maintenance, construction and
infrastructure repair, will be conducted so as to avoid damage to wetland areas wherever
possible.

Mare Island is reported to have one of the largest documented salt marsh harvest mouse
populations in San Francisco Bay. Other sensitive species known to exist on the island are

the California black rail, clapper rail and salt marsh common yellowthroat. The salt marsh
wandering shrew has also been sighted (in a study dating from 1987). Several sensitive plant
species may potentially occur on the island, but their existence has not been confirmed.
Expansion of the National Wildlife Refuge and compliance with current federal and state -
policy and regulations regarding wetlands and endangered species will promote the
conservation of the salt marsh harvest mouse and other sensitive species which may also
inhabit the unique habitats found on the Island.
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33.2 Description of Conditions

Mare Island is separated from the western portion of the mainland by the Napa River and lies
at the southern end of the 73-square mile Napa Marsh. The island is bordered to the east by
Mare Island Strait, to the south by Carquinez Strait, and to the west by San Pablo Bay. The
11,790-acre San Pablo Bay Wildlife Refuge lies immediately north and is contiguous with the
tidal wetlands found along the western edge of the island.

Mare Island is approximately 5,460 acres in extent. It is relatively flat, ranging in elevation
from near sea level in the northern portion to 275 feet above sea level in the hills at the
southeastern edge. Only 1,630 acres of the total area of the island consists of dry land; the
remaining 3,830 acres consists of wetlands, tidelands and dredge spoil ponds. Most of the
dry land area is occupied by the Naval Shipyard and associated facilities, leaving few areas of
native vegetation remaining on the island. Wetland habitats on the island consist of tidal and
non-tidal areas which support coastal salt marsh vegetation, and dredge ponds which
rotationally provide open water, mudflat and pickleweed marsh habitat. Upland habitats on
the island include grassland, oak woodland, coastal scrub, and landscaped areas and lawns.
Each habitat type is delineated on Figure 3.3-1.

Wetlands

A nationwide effort to map wetlands on all Navy properties has been underway for the past
four years. A draft map of the wetland areas on Mare Island Naval Shipyard has been
prepared but a final product is not yet available. The mapping relied on aerial photographs
and other existing information and it is not expected to provide any conclusions different than
what has been represented in documents prepared by the U.S. Fish and Wildlife Service and
Mare Island Naval Shipyard (Pomeroy, pers. comm.) that are available for review.

Tidal Marsh: Tidal marsh habitat occurs primarily on the western edge of the island although
two small strips of tidal marsh can also be found on the northeastern and southeastern shores.
The tidal marsh varies from the other marsh habitat on the island in that it still receives tidal
influence from San Pablo Bay and Mare Island Strait at the mouth of the Napa River. Salt
marshes in the San Pablo Bay area are normally characterized by three zones: a low marsh of
Pacific cordgrass (Spartina foliosa) or bulrush (Scirpus spp.) which receives maximum
submergence, a middle marsh of pickleweed (Salicornia virginica), and a high marsh of
peripheral salt-tolerant species. On Mare Island, this zonation is not readily evident and
pickleweed dominates the tidal marsh habitat (Munoz, 1988).

The tidal marsh area on the northeastern shore of the island, north of the causeway, has also
been described as a brackish marsh dominated by alkali bulrush (Scirpus robustus)(Munoz,
1988). In this area freshwater from the Napa River mixes with tidal waters from San Pablo
Bay, creating brackish conditions. Pickleweed does occur inland of the bulrush vegetation.

The tidal marsh areas on Mare Island provide habitat for the salt marsh harvest mouse
(Reithrodontomys raviventris) and the California clapper rail (Rallus longirostris obsoletus),
both federally listed endangered species. The California black rail (Lateralus jamaicensis
coturniculus), salt marsh common yellowthroat (Geothlypis trichas sinuosa) and Suisun shrew
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(Sorex ornatus sinuosus), all candidate species for federal listing as threatened or endangered,
are also known to occur in these tidal marshes. Other common species that inhabit the marsh
include sandpipers, ducks, geese, terns, herons, egrets and owls. Tidal marshes on the west
side of the island provide nursery areas for fish.

Non-Tidal Marsh: Non-tidal marsh habitat has been removed from tidal influence through the
construction of dikes, levees and other barriers. Since most of these areas serve primarily as
inactive dredge sediment ponds, they tend to be high in saline and support monotypic stands
of pickleweed. Also, present to some extent are fat hen (Azriplex Patula), brass buttons
(Cotula Coronopifolia), salt grass (Distichlis Spicata), rye grass (Lolium spp), rabbit foot’s
grass (Polypogon Monspeliensis), and Australian saltbush (Atriplex Semibaccata.) The non-
tidal areas do support a variety of wildlife species including the salt marsh harvest mouse,
canvasback ducks, mallard ducks, marbled godwits, avocets and long-billed curlew.

Dredge Ponds: The active dredge sediment ponds provide three types of habitats
periodically; open water, mudflats, and pickleweed (pickleweed will revegetate spoiled areas
quickly). Salt marsh harvest mice have been found inhabiting dredge ponds on Mare Island
within one year after depositon of dredged sediment. (Munoz, 1988). The dredge ponds also
provide open water habitat for waterfowl and mudflats for shorebirds during the cycle of use.

Other Vegetation and Wildlife Habitats

Mare Island contains approximately 1,630 acres of dry land that consist primarily of
developed areas for the Naval Shipyard. Most of the plant material on the dry land portion of
the island is introduced for lawns, landscaped areas, the golf course, the cemetery, and
recreation fields. There is also an arboretum established on the island, within Alden Park,
which contains over 1,000 specimens of a wide variety of tree species from around the world.
The tree plantings were initiated in 1868 by Commodore James Alden. The arboretum
provides habitat for songbirds that forage ‘at high levels. Eucalyptus and cypress trees planted
around St. Peters Chapel have been found to provide roost sites for monarch butterflies
(CNDDB, 1994).

Remnants of native upland habitats occur at the top and along the slopes of the hill on the
southern portion of the island. Grassland, oak woodland and coastal scrub vegetation are all
found in this area. The grasslands contain both native and non native grass species and are
used primarily for grazing through the Agricultural Outlease Grazing Program. The
rangelands are managed in conformance with the Agricultural Outlease Conservation Plan.
Plant species identified in the grassland include annual fescue (Festuca sp.), soft chess
(Bromus mollis), silver hairgrass (Aira caryophyllea), purple needlegrass (Nassella pulchra),
wild oats (Avena sp.) and sweet fennel (Foeniculum vulgare). Grasslands provide habitat for
graniverous species such as the California ground squirrel (Spermophilus beecheyi), and the
California vole (Microtus californicus) which in turn provide a food source for raptors such as”
the American kestrel (Falco sparverious), red-tailed hawk (Buteo jamaicensis) and northern
harrier (Circus cyaneus). They also provide refuge for the western rattlesnake (Crotalus
viridis) which utilizes the marshlands to prey upon the large populations of rodents.
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The oak woodland habitat is limited in extent and tends to be concentrated in steep riparian
zones at the southern end of the island. The dominant oak species is coast live oak (Quercus
agrifolia) with a limited number of valley oak (Quercus lobata). Other plant species present
in this habitat include California buckeye (Aesculus californica), toyon (Heteromeles
arbutifolia), elderberry (Sambucus sp.) and wild rose (Rosa californica). The oak woodland
vegetation in the steep riparian zones protects from erosion and provides shade and wind
protection for the cattle using the adjacent range sites. Oak trees provide food, shade, shelter,
and nesting habitat for a variety of wildlife species. Raptors use the crowns of the trees as
nesting sites and other birds such as the western bluebird and American kestrel make their
nests in trunk cavities.

The coastal scrub habitat occurs intermixed with the grassland and woodland areas on the
steep, south-facing slope of the hill on the southern portion of the island. Vegetation in this
habitat includes coyote brush (Baccharis pilularis), sagebrush (Artemisia sp.), bush lupine
(Lupinus sp.), poison oak (Toxicodendron diversiloba), and a variety of aimual herbaceous
species including Indian paintbrush (Castilleja sp.). Wildlife using this habitat include similar
species to those found in the adjacent grasslands and woodlands. The coastal scrub offers
cover and refuge for wildlife that may hunt in the marshlands and then retreat to the scrub,
grasslands or woodlands.

Sensitive Species

For purposes of this analysis, the discussion of sensitive species focuses on those species that
are: listed or proposed for listing as threatened or endangered, or listed as candidates, by the
U.S. Fish and Wildlife Service (USFWS); and species listed or proposed for listing as rare,
threatened or endangered, or listed as candidates, by the California Department of Fish and
Game (CDFG). Other species can be considered sensitive, such as animals designated species
of special concern (CSC) by CDFG, and plants listed as rare or endangered by the California
Native Plant Society (CNPS), but the existing information reviewed for Mare Island does not
discuss these categories of species. However, a general discussion is provided at the end of
this section which addresses known or expected occurrences of CSC or CNPS species on
Mare Island based on review of various documents, the California Natural Diversity Data
Base (CNDDB), and discussions with experts.

Sensitive species known or expected to occur at Mare Island are listed in Table 3.3-1 and
shown on Figure 3.3-2, along with a description of their habitat types and nearest recorded
location to Mare Island. All sensitive species known or suspected to occur inhabit the tidal
and non-tidal wetlands on the island. The salt marsh harvest mouse was found within the
dredge ponds and is the target species identified in a Memorandum of Understanding between
the Navy and USFWS for continued use of the ponds. The MOU is described further in
Section 3.3.3. In this MOU, the Navy agreed to designate all tidal wetland occurring on the
western side of the island, and all tidal wetlands adjacent to Mare Island Strait and north of
the Causeway as permanent habitat for the salt marsh harvest mouse. Mare Island is reported
to have one of the largest documented salt marsh harvest mouse populations in San Francisco
Bay (Western Division, 1989).
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Table 3.3-1: Sensitive Species Known or Potentially Occurring on Mare Island

Habitat / Nearest Location

Name Listing Status Occurrence on

Federal/State/ Mare Island to Mare Island

Other
ANIMALS
American Peregrin FE/SE Known Occasionally forages on island
Falcen -
(Falco peregrinus
anatum)
California Black Rail C2/ST/--- Known Salt marsh on southwest edge of
(Lateralus Jamaicensis Mare Island. Last seen 1992
coturniculus)
California Brown FE/SE Known Occasional resident in tidelands and
Pelican marshes
(Pelecanus occidentalis
californicus)
California Clapper FE/SE/--- Known Salt marsh on southwest edge of
Rail Mare Island. Last seen 1992
(Rallus longirostris
obsoletus)
Salt Marsh Common C2/---]CSC Known Napa River above Mare Island
Yellowthroat Strait, mouth of Dutchman Slough,
(Geothlypis trichas near Highway 37 Bridge
sinuosa)
Saltmarsh Wandering C1/--/CSC Potential Tidal saltmarsh. Giant Marsh near
Shrew Pt. Pinole.
(Sorex vagrans
halicoetes)
Suisun Shrew C1/---/CSC Known At mouth of Carquinez Strait, non-
(Sorex ornatus tidal areas #3 and #17"
sinuosus)
Salt Marsh Harvest FE/SE/--- Known Most habitat located on the west
Mouse shore. Two small areas remain on
(Reithrodontomys the east side
raviventris)
San Pablo Song CZ/CSC Potential Tidal Marshes
Sparrow
(Melospiza melodia
samuelis)
Townsend’s Big-eared CZ/CSC Potential Roosts in abandoned buildings

Bat
(Plecotus townsendii)




Western Mastiff Bat CZ/CSC Potential Roosts in abandoned buildings

(Eumops perotis) )

Winter-run Chinook FT/SE Known Seasonal resident in the tidelands

Salmon

(Oncorhynchos

tshawytscha)

PLANTS

Delta Tule Pea C2/--/CNPS 1B } Known Coon Island on the Napa River

(Lathyrus jepsonii ssp

Jepsonii) h

Diablo Rock Rose C2/---/1B CNPS | Potential Chaparral and coastal scrub

(Helianthella castanea) habitats

Suisun aster C2/---/1B CNPS | Suspected Northeast of Fagan Slough, Fagan

(Aster chilensis lentus) Marsh

Hispid bird's beak C2/---/CNPS 1B } Suspected 1.8 miles west of Creed Station on

(Cordylanthus mollis Creed Road; 1.5 miles

hispidus) ' north/northeast of Denverton

Mason's lilacopsis C2/SR/CNPS Suspected East bank of Napa River at Vallejo

(Lilaeopsis masonii) 1B River Park. Border of northern
coastal salt marsh

Soft bird's beak C1/SR/CNPS Known Salt marsh site - narrow strip north

(Cordylanthus mollis 1B

mollis)

otes:” FE = Listed as Endangered by the Federal Government

FT = Listed as Threatened by the Federal Government

C1 = Category 1 Candidate for Federal listing

(Enough data is on flle to support federal listing)

C2 = Category 2 Candidate for Federal listing (Taxa which existing information indicates may warrant
listing, but for which substantial biological information to support a proposed rule is lacking)

SE = Listed as Endangered by the State of California

ST = Listed as Threatened by the State of Californla

SR = Listed as Rare by the State of California

CSC = California Department of Fish and Game *Species of Special Concern"

1B = Designation by the California Native Plant Society. Plants rare, threatened or endangered in

California and elsewhere

1. According to the 3/8/94 BRAC report, one shrew was trapped during a 1987 study but the specimen

was insufficient to provide positive identification. No further evidence of the Suisun Shrew on Mare
Island has been found.
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The California black rail, clapper rail and salt marsh common yellowthroat have been known
to occur on Mare Island for several years. Identification of the salt marsh wandering shrew
on the island occurred during trapping studies for the salt marsh harvest mouse conducted in
1987 (CNDDB, 1994). According to Elizabeth Pierson, Ph.D., a noted authority on bats,
Townsend’s big-eared bat could roost in abandoned buildings on the Island. Townsend’s big-
eared bats have been reported from Angel Island. The plant species listed in Table 3.3-1
have not been identified through surveys conducted for other species on the western half of
the island. However, their occurrence on Mare Island is still possible.

There is an additional species that has been observed or identified as expected to occur on
Mare Island that, while it does not meet the definition of sensitive species as described, is
designated a CSC species by DCFG. This species is the burrowing owl (Athene cuniculare).
The burrowing owl typically inhabits grasslands that are laden with ground squirrel burrows,
which it uses for nesting. The owls are often found at the borders of marshlands of the San
Francisco Bay because these areas provide abundant foraging habitat.

3.3.3  Description of Existing Agreements
Memorandum of Understanding between the Navy and USFWS

A Memorandum of Understanding was reached between the U.S. Fish and Wildlife Service
(USFWS) and the Mare Island Naval Shipyard (“Navy”) in July 1988. Its primary purposes
are: 1) to allow for maintenance dredging activities and Navy management of dredge disposal
ponds located on Mare Island; 2) to ensure, though the establishment of standards and
conditions, that these activities comply with the Endangered Species Act of 1970 (as
amended); 3) to promote the conservation of the salt marsh harvest mouse and the unique
habits in which it is found; and 4) to promote other endangered/sensitive species which may
be found on Mare Island.

Key provisions of the agreement are as follows:

. The Navy agrees to limit its dredge disposal activities to areas specified in the MOU,
and retains the right to use these ponds until it determines that their use is no longer
practical. Should the Navy abandon these ponds for dredge disposal purposes, it will
give full consideration to converting them (or a portion thereof) to salt marsh harvest
mouse habitat.

. The Navy will set aside approximately 219 acres (containing roughly 180 acres of
existing non-tidal wetland habitat) as a permanent preserve for the salt marsh harvest
mouse. The Navy also agrees to designate all tidal wetland occurring on the western
side of the island, and all tidal wetlands adjacent to Mare Island Strait and north of the_
causeway, as permanent habitat for the salt marsh harvest mouse.

L Within the non-tidal area set aside for the salt marsh harvest mouse, the Navy will

directly enhance approximately 30 acres using methods such as tidal flushing and
installation of drainage culverts. The Navy also agrees to indirectly enhance
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approximately 170 acres of existing non-tidal wetland habitat through actions such as
removal of debris and sections of leveesfroads.

. In addition to the set-asides noted above, the Navy will create approximately 44 acres
of wetland habitat specifically for the salt marsh harvest mouse.

. Scientific research and monitoring is being conducted by the Navy on a number of
issues. These include monitoring of: a) benches built into the dredge disposal ponds;
b) portions of the plant community and sait marsh harvest mouse populations; and c)
livestock grazing and horseback riding in certain areas. Surveys to determine the
extent and status of endangered, proposed, and candidate species were scheduled to
occur between January 1989 and January 1991.

L The design of all studies conducted by the Navy, as well with the personnel who will
undertake them, must be reviewed through USFWS. This requirement also applies to
construction plans pertaining to wetland and salt marsh harvest mouse habitat
enhancement.

. The Navy, in coordination with USFWS, agrees to support creation of an overlay
refuge with the San Pablo Bay unit of the San Francisco Bay National Wildlife
Refuge, using lands west of the westernmost dredge ponds on Mare Island.

As a result of the MOU, the Navy has taken several actions to improve wetlands on Mare
Island. These include the following:

o Removed debris.
o Removed, repaired, or raised levees as appropriate.
. Constructed soil benches on inside slopes of all reconstructed and raised levees.

. Placed soil from an adjacent shipyard dredge pond on barren areas to promote the
growth of pickleweed.

] Took actions to allow tidal flow into areas to enhance habitat and promote pickleweed
growth.

. Created/reclaimed 34 acres of wetlands and developed tidal marsh to provide essential
habitat for Salt Marsh Harvest Mouse (1992-1993).

. Researched and monitored plant community and Salt Marsh Harvest Mouse (1990-
1993).

J Converted duck ponds on the south end of Mare Island from stagnate ponds breeding
mosquitoes to tidal flush areas, thus reducing the need to use pesticides to control
mosquitoes. The Navy is working with USFWS, Solano County Mosquito Abatement
District, and NAVFAC to expand this idea marsh-wide.

. Initiated study of alternative applied techniques to reduce the use of pesticides on
Mare Island, especially in the marsh.

. Conducted survey and research to decide the extent and status of other endangered,
proposed, and candidate species. The survey determined that the Clapper Rail exists
on Mare Island.
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. Prepared draft MOU for a permanent overlay for National Wildlife Refuge of Mare
Island Naval Shipyard. MOU is being reviewed and is expected to be completed in
late 1994, early 1995. Conducted routine testing of water decanted form dredge ponds
to determine water quality (Mare Island Naval Shipyard BRAC Cleanup Plan).

The MOU, as drafted, is effective for ten years from the date of its signing, at which time
(July 1998) it is scheduled to be reviewed, updated and renewed by the parties. However, in
that the Navy will no longer possess land use authority over Mare Island in 1998, the future
of the MOU is uncertain. The City of Vallejo could replace the Navy as signatory to the
present MOU, or it may be feasible for the City to enter into a new MOU with USEWS. The
City is currently examining this issue in conjunction with the Navy and USFWS. Whatever
the outcome, certain areas of the island are designated through the MOU for the specific
purpose of providing long term protection of the salt marsh harvest mouse population at Mare
Island. As a result, these areas are likely not available for any use other than preservation of
habitat and will be considered as such in the Final Reuse Plan.

Cooperative Agreement for the Conservation and Management of Fish and Wildlife
Resources (USFWS, CDFG, and Navy)

This cooperative agreement was signed in early 1991 by the U.S. Fish and Wildlife Service
(USFWS), the California Department of Fish and Game (CDFG), and the Mare Island Naval
Shipyard (Navy). The overall goal of the agreement is to achieve the “protection,
enhancement, and management of fish and wildlife resources.” Its more specific function is
to define the roles of the signatories in implementing the wildlife section of the Natural
Resources Management Plan (“plan”) for Mare Island. Key provisions of the agreement are
as follows:

Navy Responsibilities:

J The Navy will assist USFWS and CDFG, within the limits of available funding and
manpower, in areas such as: execution of the Natural Resources Management Plan;
provision of equipment, materials, and personnel for fish/wildlife management;
regulation of hunting and fishing on Mare Island; and provision of public access for
hunting and fishing.

. Law enforcement officers from CDFG and USFWS shall have access to the non-
restricted areas of Mare Island, but only upon adhering to specified security
procedures.

o A Natural Resources Committee will be established by the Commanding Officer of
Mare Island (CO) to oversee implementation of the cooperative agreement.

USFWS/CDFG Responsibilities:

. USFWS and CDFG will lend technical assistance to the Navy in preparing and
implementing the wildlife section of the Natural Resources Management plan (e.g.,
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assistance in the preparation of management plans, provision of personnel to assist
with monitoring and information gathering).

o If the CO determines that additional law enforcement is needed to protect fish and
wildlife at Mare Island, and USFWS and CDFG are unable to provide additional
wardens, the agencies shall assist the CO in identifying and training Deputy Game
Wardens.

. USFWS will identify federal agencies, and CDFG will identify state agencies, that are
available (budget limitations permitting) to provide technical assistance to the Navy.

Transplanting of fish or wildlife to the Shipyard will be authorized only by mutual consent of
the signatory agencies and only if supportive documentation is provided.

A general inventory and review of fish and wildlife resources, and their future potential at the
shipyard will be jointly completed every five years dependent on available funds. The
inventory will be incorporated into the Wildlife Section of the Natural Resources Management
Plan. The Wildlife Section will also outline both a long range general plan and a detailed
five year plan for preservation and enhancement of identified fish and wildlife resources. The
five year plan will be reviewed annually by the signatory agencies.

The Wildlife Section of the Natural Resources Management Plan will identify areas available
for regulated hunting and fishing and specify quotas for maximum allowable number of
people for each area.

The agreement is to remain in effect indefinitely, but may be modified or amended by mutual
agreement by authorized representatives of the signatory agencies. Only mutual agreement by
the signatory agencies may terminate this agreement unless the Commanding Officer
determines that it is necessary to do so for the mission of the Shipyard or other requirements
of national defense.

The future of this agreement is uncertain, as is the status of the implementation of its tasks.
However, the focus of this agreement is to preserve and protect the wildlife habitat on the
island. This task would likely be imposed on any jurisdiction overseeing the island. The
tasks are more broad than those outlined in the MOU and could therefore possibly be
incorporated into a Resource Management and Protection Plan prepared as a component of
reuse activities.

334 Issues Affecting Reuse

Wetlands

The tidal and non-tidal wetlands at Mare Island are extensive and create a contiguous band of
habitat along the western edge of the island. This band of habitat is also directly connected
to the San Pablo Bay Wildlife Refuge to the north, creating a continuous strip of coastal salt
marsh habitat in this area of San Pablo Bay. Biological issues affecting reuse are presented
on Figure 3.3-3. Wetlands are considered a valuable resource and one that has been declining
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in extent throughout the State. Several resource and regulatory agencies responsible for
monitoring activities in wetlands maintain “no net loss” policies of either wetland habitat
value or extent of habitat area. Avoidance of wetland areas is preferable. Where avoidance
is infeasible, measures to reduce the effects on wetlands must be considered and mitigation
must be provided to replace habitat lost.

Reuse activities for Mare Island could result in the loss of wetland habitat or disrupt the
continuous corridor of marsh habitat existing on the eastern edge of San Pablo Bay.

However, the Final Reuse Plan avoids all of the contiguous wetland habitat along the western
edge of the island and preserves the strip of coastal salt marsh on the northeastern edge as
open space. The Regional Bay Park proposed for the far southern end of the island could
affect a small strip of coastal salt marsh habitat, but it is discontiguous with other marsh areas
and is not reported to provide habitat for the endangered species found on the island.

Active dredge disposal sites on the island periodically contain open water and mudflats that
serve as habitat for waterfowl and shorebirds. If all dredge ponds are removed, it will
displace these groups of wildlife unless similar habitats are created in the vicinity.

Sensitive Species

The tidal and non-tidal wetland areas also support all of the sensitive species known to occur
or potentially occur on the island. These habitats have been monitored for several years, and
through the existing MOU between the Navy and the USFWS, some of these areas have been
recommended for preservation as permanent habitat for the federally endangered salt marsh
harvest mouse. Although the proposed National Wildlife Refuge overlay is still being
discussed, preliminary maps indicate that the overlay will be expanded to include all of the
tidal wetlands at the westernmost edge of the island, the tidal wetland at the northeastern edge
of the island, and two inland non-tidal wetland areas that are revegetated dredge spoil ponds.

The Final Reuse Plan designates no uses within most of the identified sensitive species habitat
on the island. Depending on the extent of the overlay wildlife refuge, there may be non-tidal
wetland areas which provide habitat for the salt marsh harvest mouse that remain under
control of the City. Environmental education opportunities exist, as do passive recreational
opportunities within these non-tidal areas. While the potential for using the wetland areas as
an amenity is great, proposals to allow public access into these habitat areas would need to be
reviewed by CDFG and USFWS

Mosquito Abatement

This issue area overlaps with both wetlands and sensitive species because the mosquito
abatement activities conducted by the Solano County Mosquito Abatement District are

focused in the non-tidal wetland areas on the island. Mosquito abatement has become an .
increasingly difficult issue due to the magnitude of the mosquito problems on the island and
the fact that abatement techniques could result in harm to the salt marsh harvest mouse or its
habitat. To attempt to resolve the issue, the Navy recently contracted a study to analyze the
mosquito problems and mosquito management options at Mare Island. The study has been
completed and a report is in draft form (Pomeroy, pers. comm.). Both short term and long
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term recommendations for mosquito control will be addressed in this report. Mosquito
abatement issues may be magnified under the Final Reuse Plan given potential increases in
the resident human population.

Significant Non-Wetland Botanical Areas

Alden Park, which lies within the developed areas of the base, not only has historical
significance but contains over 1,000 specimens of a wide variety of tree species from around
the world. The grasslands on the southern portion of the island have been described to
contain, or have the ability to be dominated by, native grass species such as purple
needlegrass. Native grasslands are diminishing in extent in California, and efforts to restore
native grass species have met with difficulty. If the grasslands in this area do contain a high
percentage of native grass species, they would likely be considered a valuable resource. The
oak woodland habitat on the southern portion of the island is valuable in that it adds diversity
to the natural habitat and supports coast live oak and valley oak that are 60 feet in height and
20 inches in diameter.

The Final Reuse Plan designates Alden Park as an Historical Park. The grasslands and
woodlands at the southern end of the island are mostly included in the Regional Park
designation. Consideration should be given to preserving or restoring native grass species and
oak woodlands within the Regional Park.

Avifauna

Many bird species have been observed at Mare Island using the coastal salt marsh habitats,
the dredge ponds, and the upland habitats. Because most of the coastal salt marsh habitat on
the island is contiguous with the San Pablo Bay Wildlife Refuge, it creates an unobstructed
movement corridor for many species and uninterrupted foraging habitat for raptors. In 1988,
the Navy installed a 115,000 volt above ground power line across Cullinan Ranch, extending
from the Pacific Gas and Electric Company’s Vaca-Dixon Ignacio transmission line at a point
approximately 4.8 miles west of Mare Island to a new electric substation on Mare Island
near the northern property boundary.

Concerns were raised by USFWS that installation of this power line would result in an
increase in migratory bird mortalities due to collisions with the line. Construction of the line
was permitted by the Corps with the condition that the Navy conduct a three-year monitoring
program to determine if adverse impacts to migratory birds and/or endangered species have
occurred. The bird studies were completed by PG & E and concluded that the significance of
bird mortality caused by the Mare Island transmission line is difficult to determine. However,
certain bird groups were considered more vulnerable than others. In informal consultation
between the Navy, PG & E and USFWS, feasible alternatives for mitigating bird strikes have
been identified, including planting trees adjacent to the power line and installing highly
visible markers on the line.

USFWS would like to see the line removed because once it begins restoration efforts at
Cullinan Ranch, bird use is expected to increase in the area and avian collisions with the line
could also increase. If the line is not removed, the mitigation alternatives would likely be
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required. Another issue arises when considering the design of the poles for the line and the
proposed use of Cullinan Ranch which the line crosses through an easement. Since being
purchased by the USFWS in 1990, Cullinan Ranch is slated to undergo restoration as a
coastal salt marsh by reintroducing tidal action. The wood poles as designed for the
transmission line are not expected to withstand the wet conditions proposed and would
therefore have to be replaced (Pomeroy, pers. comm.).

335 Recommendations and Implementation Actions

3.3(a) Memorandum of Understanding between the Navy and USFWS (City/USFWS): The
City and USFWS will review standards and conditions, and, if mutually agreed, amend the
existing Memorandum of Understanding to accomplish the mutual goal of promoting the
conservation of the salt marsh harvest mouse and other endangered/sensitive species which
may also inhabit the unique habitats found on Mare Island.

3.3(b) Cooperative Agreement for the Conservation and Management of Fish and Wildlife
Resources (City/USFWS/CDFG/Navy): USFWS and CDFG will lend technical assistance to
the City in preparing an agreement to implement the wildlife section of the Natural Resources
Management Plan for Mare Island. The plan will define the roles of the signatories, include
an inventory and monitoring program for fish and wildlife resources , and stipulate
management objectives, actions and specific techniques to achieve the protection,
enhancement and restoration of fish and wildlife resources on Mare Island.

3.3(c) Expansion of National Wildlife Refuge (USFWS): The USFWS will coordinate with
the City on the expansion of the San Pablo Bay National Wildlife Refuge to support the
objectives of the National Wildlife Refuge System, including endangered species and
migratory bird management and environmental education.

3.3(d) Mitigation of Impacts of Ground Power Line (City/Navy/USFW5/Corps): The City will
cooperate with federal agency representatives to develop an appropriate strategy to mitigate
the adverse impacts that the existing above ground power line poses to the migratory bird
population.

3.3(e) Long-Term Solutions to Mosquito Problems (CityyMAD): The City will seek and
include input from the Solano County Mosquito Abatement District personnel concerning the
possible impact of future development decisions on mosquito breeding.

33.6 Determination and Discussion of Jurisdictional Interests
California Department of Fish and Game

The California Department of Fish and Game has jurisdiction over the conservation, -
protection, and management of fish, wildlife, native plants, and habitats necessary for
biologically sustainable populations of those species. Pursuant to the California Fish and
Game Code and other statutes (notably the California Environmental Quality Act, but also the
federal Fish and Wildlife Coordination Act - see below), the Department has permitting
authority or trustee agency status over projects affecting various fish and wildlife resources.
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For example, a formal agreement with the Department is required for activities affecting
streams (Sections 1601-1603, Fish and Game Code), permits from the Department may be
necessary for “taking” of California listed rare, threatened or endangered species (Section
2081, Fish and Game Code), and the Department must consult with and provide appropriate
biological expertise to lead and responsible agencies in reviewing projects under CEQA
(Section 1802, Fish and Game Code and CEQA Section 15386).

At Mare Island, CDFG would exercise authority over activities that affect state listed species,
including the black rail, clapper rail and salt marsh harvest mouse. It would also provide
review of the Final Reuse Plan through the CEQA process. The channels identified in the
hill area on the southern portion of the island could be subject to CDFG jurisdiction if they
contain a channel, bed and bank, and evidence of observable scour. Wetland areas that do
not support state listed species would also be of concern to CDFG, and activities proposed in
these areas would be subject to review by the Department through the CEQA process.
Although it is unclear how agreements with the Navy and resource agencies would be
transferred, the existing Cooperative Agreement for the Conservation and Management of
Fish and Wildlife Resources (to which CDFG is a signatory agency) designates
responsibilities for the Department in providing guidance for the management of natural
resources on Mare Island.

U.S. Army Corps of Engineers

The U.S. Army Corps of Engineers regulates activities affecting waters of the United States
and wetlands under Section 10 of the Rivers and Harbors Act (1899) and Section 404 of the
Clean Water Act (1972). Section 103 of the Marine Protection, Research and Sanctuaries Act
(1972) authorizes the Corps to issue permits for the transportation of dredged material for the
purpose of ocean disposal.

Section 10 jurisdiction applies to structures and work within the navigable waters and
adjacent wetlands up to the mean high water line. Historic sloughs and other unfilled areas
behind levees that are below historic mean high water levels may also be subject to Section
10 jurisdiction. Section 404 regulates the disposal of dredged or fill material in waters of the
United States in a much broader sense which includes wetlands. Wetlands are defined as
those areas inundated or saturated by surface or groundwater at a frequency and duration
sufficient to support a prevalence of vegetation typically adapted for life in saturated soil
conditions.

Various types of permits for activities within Section 10 and Section 404 jurisdiction may be
obtained from the Corps. Depending on the nature, extent and duration (i.e. temporary vs.
permanent) of the activity, the authorizing action may be as simple as a Letter of Permission
or as complicated as an Individual Permit with a detailed mitigation plan, alternatives analysis
and full public interest review. -

At Mare Island, waters of the United States and wetlands subject to Corps jurisdiction would
consist of the tidal and non-tidal wetlands, including the dredge disposal ponds. The Corps

regulates activities in these areas and has been involved in the MOU process (Pomeroy, pers.
comm.) as well as the dredging operations. The Navy currently has a permit from the Corps
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to conduct its dredging operations. A discussion of this authorization is provided in Section
3.5. Any reuse activities that may affect these areas would require review and approval by
the Corps.

U.S. Fish and Wildlife Service

The U.S. Fish and Wildlife Service derives its authority over biological and wetland resources
at Mare Island primarily through the Endangered Species Act (1972) and the Fish and
Wildlife Coordination Act. The Endangered Species Act protects endangered species and
their habitats in two ways. Section 7 of the Act prohibits federal agencies from engaging in
actions that jeopardize the continued existence of endangered or threatened species, or that
destroy or adversely affect species’ critical habitat. Under Section 7, federal project sponsors
must enter into formal consultation with the Service whenever federally implemented, funded
or authorized actions may affect listed species. Mare Island Naval Shipyard is required to
consult with USFWS under this section of the Act.

The second way the Act protects listed species is through Sections 9 and 10(a). Section 9
prohibits any person from “taking” endangered fish and wildlife species. Section 10(a)
authorizes the granting of incidental taking permits, which allow some (limited) harm of
individual members of a species if certain stringent mitigation measures (usually preparation
of a Habitat Conservation Plan) are agreed upon.

Through the Fish and Wildlife Coordination Act, federal agencies with involvement in water
resources projects (e.g., wetlands) are required to consult with the Service (and CDFG) so
that the proposed action reduces or minimizes wetland (and other natural resource) impacts to
the greatest extent practicable. Any project requiring Corps authorization (see above) could
be subject to review by the Service under this Act.

Other statutes that involve authorizing or commenting actions by the Service include the
National Environmental Policy Act, the Marine Mammal Protection Act, and the Fish and
Wildlife Conservation Act.

Implementation of the Final Reuse Plan could require review or permit issuance by the
Service if any effect on the endangered species or their habitats is identified. The Service
also maintains authority over activities proposed in some of the tidal and non-tidal wetland
areas through the existing MOU between the Navy and the Service, and the Cooperative
Agreement for the Conservation and Management of Fish and Wildlife Resources (of which it
is a signatory agency).

The Service has expressed an interest in securing fee title to tidal and non-tidal wetlands, and
is currently working on a cooperative agreement with the Navy to establish an overlay

national wildlife refuge on the tidal wetlands as part of the San Pablo Bay National Wildlife -
Refuge. When the Shipyard closes, the Service would like to acquire title to the tidal and
non-tidal wetlands. The Service may also desire the use of a Building 505 as administrative
and support facilities. Since funds are not available for the acquisition of a part of these

areas the Service would seek the transfer of this land under the authority of Public Law 80-
537 (16 U.S.C. 667d) without reimbursement.
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34 ENVIRONMENTAL CONTAMINATION
34.1 Summary

The Mare Island Naval Shipyard has been operated since the mid-1800s to the present as a
shipyard. Numerous industrial activities have been conducted at the base over this period.
Under the requirements of the Base Realignment and Closure Act (BRAC) process, Mare
Island Naval Shipyard is currently completing a basewide Environmental Baseline Survey
(EBS) and a Base Cleanup Plan (BCP). The EBS is a preliminary assessment and summary
of all known and suspected areas where hazardous materials and/or petroleum products have
been handled, stored, disposed of or released within the boundaries of the Naval Shipyard and
in adjacent areas. The EBS identifies numerous sites within Mare Island Naval Shipyard at
which environmental contamination has occurred or is suspected. A wide range of hazardous
materials,* including fuel products, radiological materials, industrial solvents, and heavy
metals have been identified as potential environmental contaminants. In addition to these
industrial wastes, large areas of Mare Island Naval Shipyard have been identified as being
potentially affected by the disposal of ordnance (exploded and unexploded) and/or deposition
of related residues. The existing and potential presence of contamination at Mare Island
Naval Shipyard requires extensive environmental investigation and remediation of numerous
properties by the Navy. The potential human and environmental health effects posed at some
of these sites could present significant constraints on the reuse of portions of the Naval
Shipyard. The investigation and remediation activities that could be required for some of the
sites would likely result in delays in the development of the affected sites. Based on the
findings of the EBS, the BCP will portray a plan and a schedule for remediation activity.

The mitigation of potential effects of hazardous materials on human and environmental health
is rigorously regulated by federal, state, and local laws and regulations. These regulations
will control the sale, transfer, or leasing of properties at Mare Island Naval Shipyard that have
been affected by the release of hazardous materials to the environment. However, the process
of investigation and remediation of affected sites may significantly impact the opportunities
and schedules for reuse. The City of Vallejo will develop a parcel prioritization which
identifies the most desirable parcels that could be leased or transferred in their present
condition to create new jobs on Mare Island. A priority will be placed on matching tenants
or buyers proposing similar uses to existing uses. The parcel priority process will prioritize
contaminated parcels with the most significant job creating opportunity pursuant to the Final
Reuse Plan.

A hazardous material is any material that, because of its quantity, concentration, or physical or -
chemical characteristics, poses a significant present or potential hazard to human health and
safety, or to the environment. Hazardous materials include, but are not limited to, hazardous
substances, hazardous waste, radioactive materials, and any material which a handler or the
administering agency has a reasonable basis for believing that it would be injurious to the
health and safety of persons or harmful to the environment if released into the work place or
the environment.
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3.4.2 Jurisdictional Interests/Regulatory Framework

Mare Island Naval Shipyard is currently under the jurisdiction of the U.S. Department of
Defense (DoD) and the Navy. The management of hazardous materials at Mare Island Naval
Shipyard is performed by the Environmental, Occupational, Safety and Health Office
(EOSHO). The State of California and the Navy signed a Federal Facility Site Remediation
Agreement (FFSRA) in 1992, an instrument by which the Navy agreed to undertake specific
environmental restoration actions to comply with state and federal laws and associated
regulations. FFSRA also included a schedule for completion of documentation for the agreed
upon actions. Thefollowing is a discussion of the major federal and state laws and
regulations which cover the management of hazardous wastes and the mechanisms by which
the environmental restoration activities at Mare Island Naval Shipyard will address these
requirements.

Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA):
CERCLA and its amendments are the basic components of the federal “Superfund law”.
Originally passed in 1980, CERCLA created the national policies and procedures to identify
and remediate sites contaminated by the release of hazardous materials. CERCLA formalized
the process for identification sites and the prioritization for the clean-up of sites through the
National Contingency Plan (NCP). The NCP presents the requirements for a stepwise process
for the evaluation of sites. The early stages of the process include Preliminary Assessment
(PA) and Site Inspection (SI) activities. The results of these stages allows a site to be
evaluated by the Hazard Ranking System (HRS) which, in turn, provides a priority ranking
that determines if a site should be placed on the National Priorities List (NPL). Federal
facilities, such as Mare Island Naval Shipyard, are typically evaluated as a single site
(“fenceline to fenceline”) possibly containing many hazardous materials sites. Mare Island
Naval Shipyard has been preliminarily evaluated under this process and has not been placed
on the NPL (non-NPL site).

Community Environmental Response Facilitation Act (CERFA): The preliminary assessments
of federal military installations identify potential contamination areas associated with
operation of these facilities which typically included significant handling, storage, and
disposal of hazardous materials. The identification of contaminated sites potentially leads to
investigation and, possibly, remediation activities which can be expensive and time-
consuming. Recognizing that such activities can significantly inhibit the planning and
implementation of reuse plans for closed federal facilities, Congress amended CERCLA in
1992 through the passage of the Community Environmental Response Facilitation Act
(CERFA). The purpose of CERFA is to expedite the identification of uncontaminated real
property within closing facilities which offer the greatest opportunity for reuse and
redevelopment. Uncontaminated, or “CERFA-clean”, property is defined as any real property
on which no hazardous substances and no petroleum products were stored for one year or
more, known to have been released, or disposed.

Mare Island Naval Shipyard has been slated for closure pursuant to the Defense Base Closure
and Realignment Act of 1990 (BRAC). A BRAC Cleanup Plan (BCP) has been developed
for MINSY. The BCP provides a status of ongoing environmental restoration and associated
compliance programs. The BCP is a dynamic document which will be updated periodically
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as restoration activities proceed and new data becomes available. The restoration and
compliance programs described in the BCP will be developed and used in conjunction with
the Mare Island Conceptual Reuse Plan. The process of developing, implementing, and
updating the BCP is directed by the BRAC Cleanup Team (BCT), comprised of
representatives from DoD, U.S. Environmental Protection Agency (EPA) and California
Environmental Protection Agency (CEPA). The BCT coordinates with the local community
through the Restoration Advisory Board which includes community members.

Identification of uncontaminated properties at Mare Island Naval Shipyard is the responsibility
of the Navy. The U.S. Environmental Protection Agency (EPA) is the regulatory authority
for enforcement of CERCLA, including the CERFA amendments. However, the EPA has
joined with the California Environmental Protection Agency (CEPA) in the implementation of
CERFA for DoD facilities in California. CEPA serves as the “lead agency” for base closures
in California which are not listed on the NPL, including Mare Island Naval Shipyard. CEPA
generally follows EPA guidance for CERCLA sites in the investigation of these sites. To
facilitate the interaction of CEPA, EPA, and the Navy personnel in investigating Mare Island
Naval Shipyard, a task force with project coordinators from each of these entities has been
formed.

CERFA requires a process and schedule for identification of uncontaminated sites. The
Department of Defense has established policies and procedures for implementation of
CERFA. For the purpose of complying with CERFA, a basewide Environmental Baseline
Survey (EBS) has been conducted at Mare Island Naval Shipyard. A recently released
Preliminary Draft EBS (Mare Island Naval Shipyard, 1994) forms the basis of much of the
information presented in this discussion. In performing the EBS, the Navy followed a
systematic process of reviewing all available and appropriate information on former land uses,
documentation on known or suspected releases, performing site inspections and investigations,
and conducting interviews with knowledgeable Mare Island Naval Shipyard staff.

The Preliminary Draft EBS identifies the locations of known and suspected sites of hazardous
materials releases, storage, treatment, and disposal at Mare Island Naval Shipyard and
summarizes the available information on the findings and status of past and current
environmental investigations. In compliance with the requirements of CERFA, the
Preliminary Draft EBS also presents conclusions regarding the BRAC classification of
identified sites, including identification of uncontaminated properties. The BRAC property
classifications are summarized below:

o Category 1 - Uncontaminated: Areas where no storage, release, or disposal of
hazardous substances or petroleum products has occurred, including no migration of
substances from adjacent areas. Most residential units are classified as Category 1.

o Category 2 - Only Storage Occurred: Areas where only storage of hazardous
substances of petroleum products has occutred, but no release, disposal, or migration
from adjacent areas has occurred. Typical Category 2 facilities can include older
buildings in which records show no storage of hazardous materials, but which are
suited to storage, and newer buildings which have stored hazardous materials, but have
no records of releases.
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. Category 3 - Contaminated But No Remediation Required: Areas where storage,
release, disposal, and/or migration or hazardous substances or petroleum products has
occurred, but at concentrations that do not require a removal or remedial action. The
concentration of any hazardous substance or petroleum constituent must be below
chemical specific Applicable or Relevant and Appropriate Requirements (ARAR) or
specified carcinogenic or non-carcinogenic risk levels.

. Category 4 - Contaminated But All Remedial Actions Complete: Areas where storage,
release, disposal and/or migration of hazardous substances or petroleum products has
occurred, and all remedial actions necessary to proteet human health and the
environment have been taken. The criteria for completeness of remedial actions are
defined in CERCLA.

. Category 5 - Contaminated And Remedial Action Underway: Areas where storage,
release, disposal, and/or migration of hazardous substances or petroleum products has
occurred, removal and/or remedial actions are underway, but not yet completed.

. Category 6 - Contaminated But Remedial Action Not Taken: Areas where storage,
release, disposal, and/or migration of hazardous substances or petroleum products has
occurred but required response actions have not been implemented.

. Category 7 - Property Condition Unknown, Further Study Required: Areas that have
not been evaluated or require additional evaluation, and the presence of sources or
releases of hazardous substances or petroleum products is suspected.

Properties in Categories 1, 2, 3, and 4 would be eligible for deed transfer under BRAC
guidance. Properties in Categories 5, 6, and 7 would not be eligible for transfer until
necessary corrective actions are taken so that the property could be reclassified as Category 1,
2, 3, or 4. All property categories could be considered for leasing although consideration of
leases for Categories 5, 6, and 7 would be evaluated on a case-by-case basis.

CERFA was passed to facilitate the transfer of property from the U.S. government to other
entities following base closure. The law includes the specific requirements that the deed for
the sale or transfer of real property covered under CERFA shall include a covenant
warranting that 1) all remediation necessary to protect human health and the environment with
respect to any hazardous substance remaining on the property has been taken prior to the date
of transfer; and 2) any response action or corrective action found to be necessary after the
date of sale shall be conducted by the United States. The deed shall also include a clause
granting the United States access to the property in any case in which a response action or
corrective action is found to be necessary at the property or on adjoining property. The U.S.
government, therefore, remains liable for remediation of environmental contamination at the

property.

Following completion of the final EBS (expected in August 1994), DoD will determine which
properties are “uncontaminated” as defined in CERFA. The DoD is required to make a
Finding of Suitability to Transfer (FOST) before sale or transfer of the property can be
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completed. After the determination is made, DoD will request concurrence in such a
determination from the appropriate regulatory agency. In the case of Mare Island Naval
Shipyard, a non-NPL site, concurrence will be sought from CEPA. DoD policy sets a
schedule for concurrence and provides a procedure for resolving comments raised by CEPA.

Pursuant of the Base Realignment and Closure process, DoD has established a policy for
leasing of property within bases slated for closure, including Mare Island Naval Shipyard.
Following review of the EBS and identification of BRAC categories for properties proposed
for reuse, the DoD will make a determination of the suitability of the properties for leasing.
For appropriate properties, the DoD will make a Finding of Suitability to Lease (FOSL). The
FOSLs for properties which contain some contamination by hazardous substances can be
made; however, in these cases, the FOSL may include specific land use restrictions to protect
human or environmental health. In accordance with CERFA, the State must be notified of
proposed leases for properties on which any hazardous substance or petroleum product was
stored for one year or more, known to have been released, or disposed of.

Resource Conservation and Recovery Act (RCRA): In response to the need to more closely
regulate the handling, storage, transportation, and disposal of hazardous wastes, the U.S.
Congress passed the Resource Conservation and Recovery Act in 1976. RCRA presents the
federal regulations for the operation of hazardous waste storage, treatment, and disposal sites.
The state of California implemented the requirements of RCRA under “interim authorization”
from the federal government through enforcement of the California Hazardous Waste Control
Law (HWCL) which provides regulations which equal or exceed the federal standards for
hazardous waste management. Final authorization for the State to implement the RCRA was
given in 1993. The responsible agency for enforcement of RCRA and HWCL is the
California Environmental Protection Agency (CEPA), Department of Toxic Substances
Control (DTSC). '

In 1987, the Navy conducted a basewide RCRA Facility Assessment. This evaluation and
subsequent evaluation have identified 136 sites within Mare Island Naval Shipyard which are
considered under the jurisdiction of RCRA. The status of the investigation and remediation
of these sites are summarized in following sections. The “RCRA sites” are being regulated
by DTSC under a RCRA/CERCLA integration program which reduces the redundancy of the
regulatory process (Gribble, 1994).

343 Description of Types of Environmental Contamination
Historic Land Use

The Mare Island Naval Shipyard has been operated as a military installation since the mid-
1800s. The operation of the Naval Shipyard has included ship building and ship maintenance
which required a wide range of industrial activities. These activities included operation of -
machine shops, fueling facilities, metal fabrication shops, and operation of fuel storage tanks.
These facilities were concentrated in the industrial areas of the northern and eastern portion of
the shipyard. The management of fuels, lubricants, paints, solvents and other industrial
chemicals has occurred throughout much of the history of the shipyard. In addition to the
use, storage, and disposal of these materials, the firing and disposal of ordnance at Mare
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Island Naval Shipyard has resulted in the discharge of exploded and unexploded ordnance in
several areas of the shipyard.

The principal mission of the Mare Island Naval Shipyard during the last 25 years has been to
maintain and refuel modern submarines. These activities, including support for the Naval
Nuclear Propulsion Program (NNPP), involved the handling and storage of radioactive
materials.

The Mare Island Naval Shipyard includes housing and support services for the people living

and working at the shipyard. The age of many of the buildings presents the potential -
presence of lead-based paints and asbestos-containing materials. Deterioration or disturbance

of the paint and asbestos materials could have occurred, potentially resulting in the release of

these contaminants to the surface and subsurface.

Known or Potential Hazardous Materials Releases

Installation Restoration Program (IRP): In 1981, the Naval Energy and Environmental
Support Activity (NEESA) and Ordnance Environmental Support Office (OESO) initiated
Mare Island’s Installation Restoration Program (IRP) to evaluate health and environmental
hazards associated with operations and waste disposal activities. Initial studies and
investigations identified several areas of concern. After further evaluation, some areas were
removed from the list and others were added. As of January 1994, 24 Installation Restoration
(IR) sites have been identified as areas of concern for which remedial investigations are being
performed. The purpose of the remedial investigations are to more fully define the nature and
extent of contamination at each site, and evaluate methods of site cleanup. The location and
status of the IR sites are summarized in Table 3.4-1 and shown on Figure 3.4-1. Additional
IR sites might be added in the future based on findings of the Site Discovery Program.

Site Discovery Program: In addition to the IR sites, 136 sites have been identified as having
the potential for a hazardous substance release. Of these, 95 sites are non-permitted sites
where known unauthorized releases occurred. Preliminary assessments and site investigations
are currently being performed at 128 of these sites. The results of these investigations would
indicate which sites would require further action. The sites undergoing preliminary
assessments and site investigations are listed in Table 3.4-2 and shown on Figure 3.4-2.

Hazardous Wastes

Most hazardous waste generation has occurred in the shipyard’s controlled industrial area.
Upon base closure, all hazardous materials/wastes would be collected and disposed of off-site
in accordance with RCRA requirements. Hazardous waste generated at the shipyard is
handled under guidelines outlined in the Mare Island Naval Shipyard Hazardous Waste
Policies and Procedure Manual, which incorporates local, state, and federal regulations. The
manual identifies wastes generated by the shipyard and specifies appropriate procedures and
processes to manage the waste, including reduction, recycling, and manifest procedures.

In 1987, the Navy signed a Consent Decree that required the facility to develop a program to
monitor releases of hazardous substances and/or incidents where there was a serious threat of
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TABLE 3.4-1

MARE ISLAND

INSTALLATION RESTORATION PROGRAM SITES

SITE NAME IRP HAZARDOUS WASTES CONSTITUENTS OF AREA OR STA | COMPLIANCE
NO. CONCERN BUILDING TUS | PROGRAM
NO.

Facility Landfill, IRO1 ] Industrial and non-industrial YOCs, SVOCs, PCBs, metals, LANDFILL | 1991 ] Remedial Investigation
Historic Landfill' wastes; abrasives, paints, TPH, and waste oil & Feasibility Study

solvents, acids, plating and

mercury wastes, petroleum,

PCB's, asbestos, radium-

containing equipment
Oil sumps' IR02 | Industrial and non-industrial VOCs, SVOCs, PCBs, metals, LANDFILL 1991 | Remedial Investigation

wastes; abrasives, paints, TPH, and waste oil & Feasibility Study

solvents, acids, plating and

mercury wastes, petroleum,

PCB's, asbestos, radium-

containing equipment
Berths 4 & 5 IR03 | Diesel, mercury, cadmium, VOCs, metals, TPH BERTH 4 & | 1991 | Remedial Investigation

copper, solvents 5 & Feasibility Study
Sandblasting Area IR0O4 | Spent abrasives VOCs, metals 900 1994 | Removal Action
Concord Annex IROS Burned explosives VQCs, metals, trace explosives | DIKE 12 1991 § Remedial Investigation

& Feasibility Study

IWTP Surface Water | IR06 | Lead, chromium, PCBs, diesel VOCs, SVOCs, PCBs, metals, 981 1993 | Removal Action
Impoundments fuel, lubricating oils, industrial | herbicides

wastes
Station T-3, Acid IR0O7 | Lead, waste battery acid Metals, TPH, acids 463 1991 | Remedial Investigation
Pre-treatment Plant? & Feasibility Study
Battery Storage Area | IR08 | Lead oxide 629 1993 | Removal Action

b
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Paint Shop Storage IR09 Gasoline, diesel, oils, paints and ] TPH, BTEX 334 1991 | Remedial Investigation
Tanks epoxies, solvents (alcohol, & Feasibility Study
ketones, toluene, ethanol,
acetates, turpentine, etc.), spent
abrasives
Electric Equipment IR10 PCBs 831 1991 | Remedial Investigation
Storage Yard & Feasibility Study
Electric Equipment IR11 PCBs, VOCs 866 1991 | Remedial Investigation
Cleaning Area & Feasibility Study
Electrical Substation | IR12 } PCBs 516 1991 | Site Investigation
Electrical IR13 PCBs 433 1993 | Removal Action
Transformer Spill
IWTP Collection IR14 Industrial waste water; solvents, } Heavy metals, VOCs, SVOCs, 1991 | Site Investigation
System petroleum products, acid and PCBs, acids, alkaline solutions
base solutions
Plating Shop IR15 Plating solutions (acid & base), | VOCs, metals, TPH 255, 983 1993 | Removal Action
chromium, antimony, copper,
oils, solvents, cyanide and
caustic solutions
Lead Oxide Areas IR16 Lead oxide ASt. & 1993 | Removal Action
Cedar Ave.
Old Paint Shop IR17 ] Paints, vamishes, solvents Heavy metals, VOCs, SVOCs, 503 1993 ] Removal Action
Foundation PCBs
Former Base IR18 | Leaded and unleaded gasoline Metals, TPH 565 1991 | Remedial Investigation
Exchange Gas & Feasibility Study
Station
Metal Cleaning and IR19 | Acids, heavy metals, TPH 814 1991 | Remedial Investigation

& Feasibility Study

Boiler Shop
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Battery Acid IR20 | Acids 463, 463A 1991 | Remedial Investigation
Storage? & Feasibility Study
Forge Shop IR21 | Fuel Oils, lead Metals, TPH 386 1991 | Site Investigation
Ammunition Bunkers | IR22 | Arsenic, beryllium, cobalt, Metals, trace explosives, A249, A250 | 1991 | Site Investigation
copper, nickel, lead, explosives, | pesticides
pesticides
Tank 772 IR23 | Diesel TPH 722 1991 | Site Investigation
Digester Tanks IR24 | Industrial sludge VOCs, PCBs, TPH, metals 867 1992 | Removal Action

Source: Mare Island Naval Shipyard Environmental Baseline Survey Preliminary Draft, 18 February 1994.

Notes: VOC = Volatile organic compound
SVOC = Semi-volatile organic compound
PCB = Polychlorinated biphenyls
TPH = Total petroleum hydrocarbons
BTEX = Benzene, toluene, ethylbenzene, xylenes

' IRO1/IR02 are being managed as one unit.
2 IRO7/IR20 are being managed as one unit.
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TABLE 34-2

MARE ISLAND

PRELIMINARY ASSESSMENT/SITE INVESTIGATION SITES

SITE DESCRIPTION BUILDING SUBSTANCE
NO.

Radiological Materials Storage 207 Radiological Waste

Radiological Materials Storage 593 Radiological Waste

Radiological Materials Storage 751 Radiological Waste

Radiological Materials Storage 796 Radiological Waste

Radiological Materials Storage 866 Radiological Waste

Storage, repair and disposal area for radiation 686,866 Radiological Waste

detection instruments and radioluminescent dials

Electrical/electronics shop waste accumulation 686,866 Detergent wastes, solvents

areas .

Boiler shop acid tanks (9 sites) 814,85, Acids and neutralized acids (phosphoric, sulfuric, hydrochloric, acetic)
87,89,91

Inside machine shop accumulation area 680 Asbestos, coolants, lead acids, mercury, oils, paint strippers, solvents

Dumpster 680 Coolants, hydraulic oils, solvents

Welding shop dumpster - sheet metal shop 116 Developers, empty containers, saturated wipes, removers

Forge shop waste accumulation area 386 Beryllium, paint cans, paint skins, quench oil, scrap metal

Sheet metal operation, scrap metal accumulation 1310 Formica scrap, metal, paint-laden abrasive, rinse waste water, spun glass

area residues

Sandblasting area 900 Spent abrasives, metals




T9-¢€

Shipfitting shop waste accumulation area

Cleaners, electrodes, lubricants, scrap metal, solid and liquid wastes, spent
welding materials :

Center tool shop waste accumulation area 678 Asbestos blankets, gaskets, pipe insulation, mercury, waste oil, solvents,
oily metal cutting, PCB oils, spent abrasives

Hazardous material storage area 831 PCB

Hazardous material container storage area 213 PCB-contaminated solvents, transformers

Battery storage area 629 Spent batteries

Incinerator

Railroad Ave. &
14th St.

Biological waste

Navy pub. and printing waste storage area 65 Blanket washes, deglazing solvents, electrostatic solvents, Kodak
processing chemicals

Navy pub. and printing waste storage area 47A Blanket washes, electrostatic solutions, Kodak processing chemicals

Naval Regional Medical Center Dumpster H73 Laboratory Reagents, pharmaceutical contaminates, X-ray film, X-ray
solutions

Waste crankcase oil tank (300 gal.) Unknown Crankcase oil-

Industrial waste gravity oil separator, Station T-2 985 Diesel oil, inorganic compounds, lubricating oils, hydraulic oils, scrap oil
barge collectors, settle water, wash water

Industrial waste acid neutralization sedimentation 987 Lead waste, neutralized sulfuric acid, sulfuric acid

tanks, Station T-3

Industrial waste acid sump, Station T-3 987 Lead, sulfuric acid, waste water (corrosive/toxic)

Dump road area ("A" Street) A St. Commercial waste, construction debris, household garbage, unspecified
industrial wastes

Industrial waste cyanide sump, Station T-1 983 Alkaline cyanide

Industrial waste cyanide oxidation reaction tank, 983 Alkaline cyanide

Station T-1

Industrial waste primary sedimentation tank 981 Metal cleaning solutions, oil-water separator waste, photographic solutions

Y




29-¢€

Industrial waste east blending pond 981 Acid waste water, cyanide, oily water

Industrial waste west blending pond 981 Acid waste water, cyanide, oily water

Industrial waste chrome reduction mix tanks (2 981 Industrial waste, sulfur dioxide, sulfuric acid, chromium

sites)

Industrial waste neutralization mix tank 981 Aluminum, calcium hydroxide, polyelectrolyte, waste water

Industrial waste flocculation tank 981 Waste water

Industrial waste final sedimentation tank 981 Toxic waste water

Industrial waste oil sump tank 981 Diesel fuel, lubrication oils, PCBs

Industrial sewer system 866 Waste water |

PCB storage area 831 PCB wastes

Asbestos dumpsters Asbestos wastes

Asbestos holding area Landfill Asbestos, polyethylene bags

Pipe cleaning dip tanks (2 sites) 273 Acetone, alcohol, metal pipe residues

Pipe cleaning dip tanks 101,273, Cleaning chemicals, dilution water, nitric acid, rust, soda ash, sodium

855 dichromate, sodium hydroxide, solvents, sulfuric acid, trisodium phosphate

Plating shop sump 225 Caustic, chromic acid, cyanide, lye, muriatic acid, nitric acid, soda, sulfuric
acid

Storage lockers at paint and rubber shop lab 746A, 810 Butyl acetate, empty paint cans, ethanol, methyl ethyl acetate, methyl ethyl
ketone, solvents, toluene, xylene

Sulfuric acid collection sump 461 Sulfuric acid

Battery shop electrolyte container 461 Potassium hydroxide

Battery plate accumulation area 461 Antimony battery parts, silver plates, spent lead

Sulfuric acid mixing area 463, Sulfuric acid

463A
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Industrial waste treatment acid storage facility, 463, Acid rinse water

Station T-3 463A

Pesticide rinsing gravel pad 455 Pesticides, herbicides, chlorinated hydrocarbons, pesticide rinse water

Saltwater sump 121 Biler blowdown \

Waterfront dumpsters 101,108,114, Asbestos waste, lead, lubricating oils, metal shavings, paint, paint thinner,
128,273,334, sawdust, scrap, solvent cans, solvents, wood
46,750,855

Paint Spray booth waste Mgt units 900 Paint-contaminated water, paint, thinners

Dip tanks 900 Alodines, deoxidizers, irridite, rinsewaters

Water curtain sumps 900 Waste water

Gravity separator at Bldg. 334, near IR09 334 Alcohol, brulin cleaner, epoxies, glacial acetic acid, ketones, nitrate, oakite,

paint, silver, thinners

Former spent abrasive piles 334 Copper slag, nickel, paint, metals, spent sandblasting abrasive

Spent abrasives collection sumps 334 Copper, nickel, paint, metals, slag materials

Sludge holding ponds (2 sites) 981 Alkyline, cauétics, chromium, lead, solvents

Oil sump No. 1 Lubricating oils, waste oils

Oil sump No. 2 Lubricating oils, waste oils

Fill area 505 Rubber fill

Concord annex circle pit

Concord Annex

Ashes from flashed explosives

Concord annex ordnance

Concord Annex

Detonation residues, detonaters, drug contraband, inert ordnance, powers,
primers, projectiles, warheads

Concord annex storm sewers

Concord Annex

Residues from ordnance manufacture

Mare Island Strait

Strait

Acids, caustics, detergents, grease, heavy metals, oil, paints, PCBs, solvents
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Former container storage area A249 Oil, diethylthiourea, ethylene glycol, freon solvent, isopropyl, methylene
chloride, minerals, monoethanolamine, oxygen generators, spirits, stoddard
solvent, sulfuric acid

Former container storage area A250 Oil, diethylthiourea, ethylene glycol, freon solvent, isopropyl, methylene
chloride, minerals, monoethanolamine, oxygen generators, spirits, stoddard
solvent, sulfuric acid

Container storage area (mercury waste bldg.) 535 Diatomaceous earth, dilute aqueous solutions, mercuric nitrate, mercury,
ship boiler water

Waste oil tank 993 Lubricating oil, transmission fluid, brake fluid

Waste oil tank (2 sites) 637 Lubricating oil, transmission fluid, brake fluid

Facility landfill Landfill Asbestos, batteries, cleaning fluids, infectious waste, mercury, thinners,
shipboard wastes, sludges, solvents, spent abrasives, waste oil

Waste holding pond IWTP Waste water

Container storage area Al95 Alcohols, barium perchlorate, epoxy compounds, hydrogen peroxide,
reactive waste, solvents

IW pipeline collection system IWTC Waste water

Storm sewer system Coolants, lead acids, liquid wastes, mercury, metal plating solutions,
neutralized acids, oils, paint strippers, solvents

IW pipeline collection system lift station sumps IWTC PCBs

IW pipeline collection system wet wells IWTC PCBs

Sheetmetal operations

116,117, 115, 52,
62, 672

Deoxidizing dip tank solutions

Pipe cleaning dip tanks

101,273, 855

Nitric acid, stoddard solvent, sulfuric acid

Wastewater generator at transportation shop

Degreasers, fuels, grease, metals, oils, solvents

Storage at paint & rubber shop lab waste

746,810

Ethanol, methyl ethyl ketone, paint waste, solvents, toluene, xylene

Metallurgy laboratory wastes

746

Bronze, manganese, metal scrap, zinc dust

4
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Concord annex ordnance and addition sites

Unknown

Sludge holding ponds

981

Alkalines, caustics, heavy metals, solvents

IW oil sump tanks

433,516,831,866,9
81

Diesel fuel, heavy metals, lubricating oils, PCBs

IW oil sludge tank

Oily sludge

Outside machine shop past disposal and
accumulation practices

108,128, DD-1,
DD-2

Asbestos, heavy metals, lubricating oils, metal shavings, solvents

Sanitary sewer system Raw sewage
PCBs management accumulation areas 213,433,516,831,8 | PCBs
66
Areas of potential radium releases 387,505,593,680,7 Radium (radioluminescent dials)
42,751,91
Chlordane-contaminated, MINS elementary school | 735,765,864 Chlordane
and wave barracks
Combat systems tech schools command Cleaning chemicals, empty pharmaceutical packaging, infectious biological
wastes, solvents
Machine shop 680 Acids, asbestos, cleaning solvents, coolaLts, lead, mercury, oils, paint
strippers
686 Cleaning ingredients, lubricants, methyl ethyl ketone, paints, sealants,
stoddard solvent
455 Pesticides
Storage shed - demolished 62 Sheet metal operations (contaminants not addressed)
117 Sheet metal operations (contaminants not addressed)
Storage 155 Sheet metal operations (contaminants not addressed)
Berth 16 672 Sheet metal operations (contaminants not addressed)




99-¢

Shipwrights Buildings 108 Machine Shop operations (contaminants not addressed)

Outside machine shop and toolroom 128 Machine Shop operations (contaminants not addressed)

Dry Docks 1 & 2 DD-1, Asbestos, lubricating oils, metal shavings, solvents
DD-2

Areas of potential radium releases 239,545,627,655 Radium (radioluminescent dials)

South end of island Ordnance

MINS elementary school & wave barracks 735,765,864 Chlordane

Dry dock discharge tunnel

Asbestos, lubricating oils, metal shavings, solvents

Diesel spill site (June 3, 1991)

Diesel fuel

Notes: PCB = Polychlorinated biphenyls
IWTP = Industrial waste treatment plant
IWTC = Industrial waste treatment collection
MINS = Mare Island Naval Shipyard

ource: Mare Island Naval Shipyard Environmental Baseline Survey Prelim

inary Draft, 18 February 1994,
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release. In response, the Mare Island Naval Shipyard Hazardous Waste Correction Notice
Program was initiated by the Navy in 1988 to track all releases. A listing of significant
releases identified 117 spill incidents. Approximately 65 percent of these spill incidents were
of petroleum products such as fuels and oils. Other compounds released included fluids
associated with automotive activities: brake fluid, transmission fluid, antifreeze; paints and
paint remover; preservatives: copper naphanate, cosmoline, tar; industrial and sewage waste
water; acids; solvents; PCBs; and solids: lead, asbestos, metallic materials. Approximately 49
percent of the spills were released to water, soil, and/or storm drains. The remaining releases
were spilled onto concrete and/or into industrial or sanitary drains, or released into the air.
Approximately 41 percent of the spills reported were in quantities of five gallons or less, of
which half were less than one gallon; 17 percent of the spills incidents were reported in
quantities of 20 or more gallons. In over 32 percent of the spills, the quantity released was
unknown.

Hazardous Waste Accumulation and Storage: Hazardous waste accumulation areas are
allowed to store hazardous wastes for up to 90 days. The location and materials stored at the
hazardous waste accumulation areas are listed in Table 3.4-3. Hazardous waste stored at
Mare Island consist primarily of flammable, combustible, and corrosive liquids and solids,
and other regulated materials. There are two hazardous waste storage facilities at Mare
Island, operating under RCRA Interim Status Permits, which are allowed to store waste up to
one year.

Tank Storage: Hazardous Substances and petroleum products are stored in Underground and
Aboveground Storage Tanks (USTs and ASTs). The tanks undergo periodic testing to verify
integrity and demonstrate compliance with local regulations. In January 1994, a work plan
was developed to investigate all possible UST sites for contamination in the Preliminary Draft
EBS. A program to properly label all ASTs was recently completed. According to
information provided, 83 USTs are, or were located at Mare Island. Of these 83 USTs, 46
have been removed, five are out of service, two were closed in place, two were never used,
and ten are active. The locations of 18 USTs could not be verified. A complete listing of the
ASTs at the site was not available. A partial list identified 24 active ASTs and one AST that
had been removed. ‘

Hazardous Waste Treatment: Six hazardous waste treatment facilities are operated at Mare
Island. The types of treatment processes performed are listed in Table 3.4-4. Two oil water
separators are located on-site. One is currently operational (Berth 4), the other is inactive
(between Buildings 750 and 680). Two other separators were previously disassembled
(Building 112). Oil water separators separate oil, fuel, and grease from water. The water is
then discharged to the industrial or sanitary sewer and treated at the waste water treatment
plant. Other contaminants that are introduced into the oil water separators, such as solvents,
are not removed, and are discharged to the waste water treatment plant.
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TABLE 3.4-3

MARE ISLAND
HAZARDOUS WASTE ACCUMULATION

[BLDG. NO.[RELATIVE LOCATION HWAA |[STA- |JUNIT MATERIAL STORED
PER- |[TUS DESCRIP-
MIT TION
NO.
13 106-8 Open Drums Corrosives, flammmable solids and liquids, oxidizers
108 South wall next to Paint Shack 71-6 Closed Flammable liquids
112 Sail loft 72-4 Closed |Drums Flammable liquids
112 West wall inside Bldg. 112 72-8 Open Drums Combustible solids, corrosive liquids
112 Northeast wall 72-3 Closed |Drums Combustible solids, corrosive liquids, corrosive solids
112 2nd Floor, southwest sail loft 72-6 Open Drums Flammable liquids, HW Solids
112 Northwest corner, outside Bldg. 112 99-1 Open Drums Combustible solids
113 West 106-7 Open Drums Flammables, corrosives, ORM-E
117 North end between Bldg. 117 & Bldg. 1345 |07-8 Closed |Drums Combustibles
117 Northeast wall 17-5 Closed |Drums Combustible solids
117 East 56-4 Closed  |Drums Flammables, combustibles
117 Northeast corner 67-1 Closed {Drums Flammable solids, combustible liquids, combustible solids
117 South side, inside Wonder Arch 38-8 Open Drums Flammable liquids, flammable solids, combustible solids,
‘|combustible liquids
117 West side, in paint storage room 71-8 Closed . |Drums Flammable liquids
117 South side outside 38-2 Closed  |Drums Flammable liquids, combustible liquids, ORM-E
121 West by CIA fence 660-1 Open Drums Flammables, combustibles, corrosive solids
124 North 64-1 Open Drums Flammable liquids, flammable solids, corrosive liquids,
corrosive solids, ORM-E
126 West 56-1 Closed |Drums Flammables, combustibles
126 Two locations inside 56-9 Open Drums Flammable liquids, flammable solids, combustible liquids,
combustible solids
126 West 38-3 Closed  |Drums Flammable liquids, combustible liquids, corrosives, ORM-E
1304 Between Ways 1 & 2 71-7 Closed |Drums Flammable liquids
1310 West wall inside Bldg. 1310 17-2 Closed |Drums Combustible solids
1310 Inside fenced area in northeast comer 17-1 Closed |Drums Combustible liquids, combustible solids
144 North 51-2 Closed [Drums Corrosive solids, corrosive liquids
145 Northeast wall 56-6 Closed |Drums Flammable liquids, combustible liquids, corrosives

(Continued)
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147 Northeast wall 38-1 Closed |Drums Flammable solids, combustible liquids
155 Northeast wall 17-4 Closed  |Drums Flammable solids, combustible solids
165 North wall inside Bldg. 165 26-1 Open Drums ORM-E |
206 South wall of Bldg. 810 closest to Bldg. 134-1 Open Flammable liquids, combustible liquids, hazardous waste
206 solids, NOS HW, (unreadable)
15 East side outside 500-2 Closed  |Drums Combustibles, corrosives
25 Northwest comer 51-3 Closed |Drums Corrosive solids
31 Northwest corner, outside 02-1 Closed |Drums Flammable liquids, combustible liquids, combustible solids
231 East next to car wash 02-3 Open Drums Flammable liquids, combustible liquids, combustible solids
237 West wall towards south end of bldg. 133-1 Open Drums ORM-E
71 Northwest inside 55-10 Open Drums Ignitable solids, corrosive liquids
290 East 72-2 Closed Combustibles, corrosives
32 East 99-7 Closed |Tank Truck  |Toxic liquids
382 Southeast corner outside 41-1 Closed |Drums Flammable solids, combustible liquids, combustible solids
390 North of Bldg. 388 11-1 Open Drums Flammable solids
1 51-4 Closed {Drums ORM-E
471 East 99-2 Closed ORM-E
483 Southwest corner, 1st floor 500-6 Closed |Drums Flammable liguids, combustible solids
483 2nd floor 500-1 Closed |Drums Flammable liquids, combustible solids
483 South side, 2nd floor 500-5 Closed |Drums Flammable liquids, combustible solids
515 Rail cars next to bldg. 99-5 Closed [Tank Cars Corrosive liquids
515 South side outside 99-6 Closed |Tank Cars ORM-E
571 Southeast 1082-1 |Closed [Drums Combustibles, corrosive solids
571 Inside near corner 1082-2  {Open Drums Combustible liquids, combustible solids, corrosive solids
37 North next to Tire Shop 02-2 Open Drums Corrosive solids, corrosive liquids
637 South wall, middle, exterior 785-1 Open Combustible liquids
65 South wall in center area 1090-1 |Open Flammable solids, ORM-E
672 Northwest corner 17-3 Closed |Drums Flammable solids
674 South 56-2 Closed |Drums Corrosive liquids, corrosive solids
676 Southwest corner inside Bldg. 676 135-1 Open Drums ORM-E
76 3rd floor 31-2 Closed  |Drums Flammable liquids, combustible liquids
676 4th floor 38-4 Closed  |Drums Flammable liquids, flammable solids, combustible liquids
678 Between Bldgs. 676 and 678 06-1 Open Drums Flammable liquids, combustible liquids
86 South 06-2 Open Combustible liquids
69 North side outside 71-10 Closed Flammable liquids
690 Northwest corner 105-1 Closed  |Drums Alcohol, acetone, oil

(Continued)
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724 Southeast 72-7 Open Drums Flammables, combustible solids, corrosive liquids, corrosive
solids, solvents
(7124 West in fenced area 106-6 Open Drums Corrosives, acids, toxics
724 Northeast corner 07-4 Closed |Drums Flammable liquids
38 Outside by Northwest comer of bldg. 31-1 Open Drums Flammable liquids, combustible liquids, ORM-E
738 West 105-5 Open Drums Poison, flammables, corrosives, oxidizer
742 East 106-9 Closed |Drums Corrosive solids
750 South side outside 71-3 Closed |Drums Flammable liquids
50 South 71-1 Open Drums Flammable liquids
759 938-6 Closed  {Drums Toxics, flammables, combustibles, corrosives, mixed waste
759 Northwest, outside 1010-1  |{Open Drums Combustible liquids, combustible solids, corrosive solids
722 South wall near southeast corner 1068-1 |Open Flammables, combustibles, toxics
791 Center of west wall inside Bldg. 791 38-5 Closed |Drums Flammable liquids, combustible liquids
795 Northwest corner outside Bldg. 795 99-4 Open Drums ORM-E
814 East 41-2 Closed {Drums Corrosives, combustibles
835 Unknown, formerly 07-1 PWC 550|Closed Corrosives, combustibles
84 Adjacent to northeast wall of Bldg. 84/84A 11030-1  1Open Drums Flammable liquids
5 North wall, middle 500-4 Closed |Drums Flammables, combustibles, ORM-E
861 West of Bldg. 861 next to Baker Tank 07-9 Closed [|Drums Combustible solids, toxic solids
837N
R66 South side outside 67-4 Closed {Drums Flammable liquids, combustible liquids, corrosives, ORM-E
866 North, 1st floor 51-6 Open Drums Flammable liquids, flammable solids, combustible liquids,
combustible solids, corrosive solids
866 Northwest corner, 2nd floor 51-1 Closed |Drums Flammable liquids, flammable solids, combustible liquids,
combustible solids
866 South wall, 1st floor 51-5 Closed Flammable liquids, flammable solids, combustible liquids,
combustible solids, corrosive solids
866 South side outside 67-2 Closed |Drums Flammables, combustibles, corrosive liquids
9 North 72-1 Closed Corrosives, combustibles
900 Southeast comer 71-2 Closed Flammable liquids
23 North side inside building 811-1 Open Drums Flammable liquids, combustible liquids, ORM-E
093 Insite fenced area adjacent to Bldg. 993 1097-1  {Open Drums Flammables, combustibles ’
A154 106-3 Open Drums All
187 Northwest side 430-1 Closed |Drums Combustibles
A216 By dock area of Bldg. A216 1066-1 |Open combustible liquids, combustible solids
A228 Northwest across street from bldg. 1004-3  |Open Drums Flammable liquids, flammable gas, combustible liquids,
corrosive liquids
A228 Bunker northwest of bldg. 1004-1 _|Closed Corrosives, combustibles
228 South side of bunker northwest of bldg. 1004-2 _|Closed Corrosives, combustibles
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65 Southeast corner 1072-1  |Open Drums Flammable liquids, combustible liquids, combustible solids
DD-3 North side next to paint shack 71-5 Closed Flammable liquids '
D-4 South side next to paint shack 71-4 Closed Flammable liquids
H21 East side inside bldg. 1080-1 |Open Drums Flammables, combustibles, corrosives
LANDFILL |West of equipment maintenance area 455-1 Closed  |Dumpsters ORM-E
LANDFILL |South of IT trailer IT-1 Closed  {Drums Solids
ERTH 12 |YC-1472, Barge 56-5 Closed ORM-E
[BERTH 12 |YC-832, Barge 56-8 Closed ORM-E
IBERTH 12 |YC-1471, Barge 56-3 Closed ORM-E
BERTH 12 |YC-1448, Barge 56-7 Closed ORM-E
ERTH 15 |North near nuclear work area 72-5 Closed ORM-E
BERTH 3 Northwest of Bldg. 471 by CIA fence 106-2 Open Drums ORM-E
BERTH 4 Northeast of Bldg. 471, adjacent to Berths 3]99-9 Open Baker Tank  {Combustible liquids
& 4
IBERTH 4 Tank car next to berth 99-8 Closed |Tank Car Combustible liquids
BERTH 5 In fenced area next to water 99-3 {Closed ORM-E

Source: Mare Island Naval Shipyard Environmental Baseline Survey Preliminary Draft, 18 February 1994.

Notes: ORM-E = Other regulated materials - Level E
HW = Hazardous waste
HWAA = Hazardous waste accumulation areas
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TABLE 344

MARE ISLAND

HAZARDOUS WASTE TREATMENT FACILITIES

Unit ID Treatment Process Permit Description

MI-AERO-1 Aerosol can puncturing Conditionally Exempt-Specified Wastestream
MI-AERO-2 Aerosol can puncturing Conditionally Exempt-Specified Wastestream
MI-AERQ-3 Aerosol can puncturing Conditionally Exempt-Specified Wastestream
MI-IWTP-1 Phase separation, pH adjustment, sludge Conditionally Authorized

dewatering
MI-T2-1 Oil/water separation Conditionally Authorized
MI-BTB-1 Oil/water separation Conditionally Authorized

Source: Mare Island Naval Shipyard Environmental Baseline Survey Preliminary Draft, 18 February 1994.

Note: Locations of hazardous waste treatment facilities were not provided.




Medical and Biohazardous Waste®

The Naval Branch Medical Clinic (Building 201) provides outpatient consultation and general
clinical services. Wastes generated by the clinic include medical or biological wastes,
laboratory reagents, X-ray film developing and fixing solutions, solid wastes, and empty or
out-of-date pharmaceutical containers. Integrated Environmental Systems is contracted to
collect and dispose of these wastes. X-ray film solutions are treated for silver recovery and
then disposed of directly into the sanitary sewer system.

Historical records pertaining to generation and disposal of wastes from the historic 1871
Naval Hospital were not available. However, a large incinerator located at Railroad Avenue
and 14th Street was reportedly used to destroy solid and biological wastes. Wastes not
incinerated are thought to have been disposed at the landfill (IRO1).

Radiological Materials and Wastes

Facilities and areas where radiological work has been performed for the Naval Nuclear
Propulsion Program (NNPP) contain radioactive materials or have the potential to contain
radioactive materials. All radioactive materials associated with the NNPP would be removed
upon base closure and detailed surveys would be conducted to verify removal and document
the status of the affected areas.

Other radiologic activities, not associated with the NNPP include radioactive materials used
for non-destructive test purposes, instrument calibration, electrical instrumentation containing
vacuum tubes with radioactive elements, radium dials and gauges, and naturally occurring
materials such as potassium-40, thorium, and uranium and thorium daughter products.
Similarly to areas associated with the NNPP, all other areas and facilities associated with
radioactive materials would be surveyed to identify the presence or absence of radioactive
materials, and corrective actions would be performed where necessary. These areas are
shown on Figure 3.4-3.

Small quantities of mixed radioactive and hazardous waste have been generated from ship
work on nuclear powered ships. Base closure activities may also generate small quantities of
mixed wastes. Mixed waste is stored in Building 759. As of January 1994, approximately
19.5 cubic meters of mixed wastes with low level radioactive contamination were stored in
Building 759.

Radon: A radon facility screening survey was conducted at the shipyard in 1991 under the
Navy Radon Assessment and Mitigation Program. The results of the survey identified low
radon levels [range of 4 to 8 picocuries per liter (pCi/L)] in family housing. This range is
within the minimum action levels defined by EPA guidelines. Non-housing facilities had
readings below 4 pCi/L. A subsequent assessment in 1992 included radon monitoring at 152 _

Regulated medical wastes include biohazardous wastes which comprise pathological wastes,
used and unused sharps, cultures, and stocks of infectious agents, human blood and blood
products, wastes from patients with highly communicable diseases, and contaminated animal
blood and wastes.
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non-housing buildings. The funding for the assessment was canceled and the monitoring
program was terminated in 1993. The results of the monitoring are not yet available.

Lead

Lead and lead-containing products have been used extensively at Mare Island since 1854 for
the construction and repair of ships. Lead-based house paint was used at the site until 1980.
Lead was also used for radiological shielding, ship ballasts, and various battery parts. Known
areas affected by lead contamination are listed in Table 3.4-5. Lead-based paint surveys of
some shipyard buildings (Buildings 334, 519, 567) have been conducted as part of Mare
Island’s Lead-Based Paint (LBP) Program. A LBP survey of exterior shipyard housing is
currently being conducted. Surveys of interior housing paint have not been conducted.

Asbestos

Asbestos-containing materials (ACM) are potentially present in all buildings on Mare Island
constructed prior to the late 1970’s. The use of ACM was phased out by the shipyard
between 1972 and 1977. Asbestos insulation was historically stored in Buildings 215, 237,
and 253. Other ACM materials were used and stored in numerous shops and supply
buildings throughout the shipyard. Abatement of asbestos has only been conducted during
repairs or modifications to buildings. ACM removal work has been conducted in Buildings
101, 106A and 151. Abatement of shipboard asbestos has been conducted either aboard the
ships or in the shipyard’s Asbestos Ripout Facility in Building 120. A comprehensive
basewide survey for ACM is currently underway.

Pesticides

Pesticides have been used currently and in the past to control mosquitos, insects that invade
housing (ants, roaches, fleas, etc.), termites, rodents, birds, and insects that affect landscaping
(aphids, snails, etc.) In addition, herbicides have been used to control vegetation.

Past pesticide use included chlordane and DDT which are currently banned. Chlordane was
routinely used for termite control around wood framed buildings. Studies conducted in 1990
addressed chlordane contaminated soils in excess of 2.5 mg/kg at Buildings 864, 765, and
735. The site located at Buildings 864 and 765 was redeveloped into a new elementary
school and asphalt playground. The Building 735 lot is vacant and fenced to prohibit access.
These sites are listed as Preliminary Assessment/Site Investigation sites.

The pesticide storage area for Mare Island is located at the west end of Building 455. A

gravel pad area adjacent to Building 455 is used for rinsing pesticide spraying equipment.
The Preliminary Assessment/Site Investigation includes this area.
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TABLE 34-5

AREAS AFFECTED BY LEAD CONTAMINATION

Site Location

Source of Lead

Historical Landfill

Landfill used in early 1900s; lead-acid batteries and spent
battery casings disposed.

Acid Tank/Battery Shop
(Buildings 463 and 461)

Facility used for disassembly, reassembly, maintenance,
recharging and removing lead acid battery plates.

Battery Storage Area
(Building 629)

Storage of batteries prior to recharge or disposal.

Building 791

Spills from electrolyte tank; electrolyte added to batteries.

Spent Abrasive Materials
(Building 900, pipeline trenches, strait, landfill)

Sandblasting of lead-based paint from ships.

Elemental Lead Work
(Buildings 165 and 386)

Lead forming operations such as shaping, cutting, melting,
and casting.

Boiler Shop

Metal cleaning.

Industrial Waste Treatment Plant Collection System

Treatment of industrial liquid waste.

Small Arms Range

Spent lead shells form rifle and pistol practice.




Ordnance

Mare Island has a long history with ordnance manufacturing, storage, and disposal. Potential
ordnance containing areas are identified on Figure 3.4-4. The specific areas of concern are
discussed below.

Small Arms Range Area: Hazards include lead, copper, lead oxide contamination, and limited
quantities of live small arms ammunition. Affected areas include the following:

U First small arms range established in 1866 located by the Marine Barracks with impact
area near the present small arms range complex.

. Second range area established in 1904 north of initial range in area now occupied by
elementary school, parts of Farragut Village, and large dredge spoils area.

. Range complex constructed in 1917 in marshlands west of the North Gate with impact
areas located in the dredge spoils area.

. Skeet range located just south of existing Navy Exchange gas station with impact
areas located in the dredge spoils area.

. Current small range complex established in 1940, surrounded by navy housing with
impact danger areas extending westward into dredge spoils ponds.

) Indoor small arms range located under Building 569 and no longer in use.

Ammunition Production Areas: Explosive manufacturing, explosive ordnance filling, and
demilitarization processes occurred at the south end of the island between 1936 and 1975.
These areas, the abandoned sewer laterals, wastewater collection dumps, production building
floors, and grounds around production buildings are suspected of being contaminated with
residues from explosive compounds.

Landfilled Areas: Wetlands at the south end of the island were filled between 1854 and the
early 1950s. In addition to soil from other areas, any substance may have been used for fill,
including unexploded ordnance. Sites containing buried ordnance have been identified at
various locations.

Dredge Ponds: These ponds contain ammunition and ammunition residues dredged from
water from areas where ammunition were handled.

Buried Magazine Area: Magazines used for ammunition storage, located on the uplands at
the south end of Mare Island may contain hazardous ammunition residues. Limited quantities ~
of buried ammunition have been found in the area and the ordnance pond is suspected of
containing explosive hazards.
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Reserve Fleet Pier Area: Unexploded ordnance exists in the water adjacent to the piers.
Shore line fill areas are also suspected of containing unexploded ordnance.
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Dike 14 Area: Between Dike 14 and Pier 35 at the south end of the island, naval gun
propellant (nitrocellulose) and small arms continually wash up on the beach from buried
sources. Unexploded ordnance has been discovered in the tidal area at low tide. A large
mass of suspected buried ordnance has been located using geophysical methods.
Approximately 5,000 pounds of ordnance material dating from 1864 to 1948, was excavated
from an area adjacent to the beach.

Utilities

The industrial waste treatment plant (IWTP) collection system at Mare Island consists of a
piping system that transports wastes from 120 source drains in 30 buildings within the
industrial area to the IWTP. The system was originally constructed in 1957 as a domestic
sewage system and converted and expanded to the current system in 1972. The collection
system has been identified as an IR program site because of the potential release of hazardous
materials to the system and leakage or discharge of contaminated flows within the system.

There are 35 transformers and other electrical equipment currently active which contain
polychlorinated biphenyls (PCBs) at concentrations of 50 ppm or greater. PCBs are strictly
controlled by the EPA. An inspection of transformers, capacitors and other electrical
equipment should be conducted to identify potential problem areas.

Electrical power is supplied by two 115 kV circuits and provided to Mare Island via overhead
transmission lines. Some studies of electromagnetic fields (EMF), such as those generated by
transmission lines, suggest that EMF may have adverse human health impacts; however, there
is no scientific consensus on the actual health effects of EMF exposure. The California
Department of Education has established setbacks for new school sites from high voltage
electrical transmission line easements as a prudent measure. However, these setbacks do not
apply to existing schools.

A diesel fuel supply system was established in the 1940s to distribute fuel to areas along
Berths 4 through 10. The system was recently removed from service. The underground
portions of the fuel system are not cathodically protected. Some of the system’s tanks, pump
house and piping are in the removal/fremediation process (IR03). Identification of the
locations of abandoned and/or former locations of oil pipelines has not been completed.

Known and Potential Off-Site Sources of Contamination

A survey of adjacent properties to Mare Island Naval Shipyard was performed by the Navy.
The survey included a review of available federal, state and Local government records
pertaining to hazardous materials management and releases at adjacent properties, interviews
with property owners/operators, and a drive-by reconnaissance.

Land uses adjacent to the Naval Shipyard include residential and commercial uses. Two
properties with known releases of petroleum products which might affect Mare Island
facilities were identified: 55 and 125 Wilson Avenue (near Building 513). Underground
gasoline storage tanks were removed from these two sites. The extent of contamination and
the status of remedial actions at these two site was not determined.
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Property Classifications and Parcelization

Mare Island Naval Shipyard was parcelized in the Preliminary Draft EBS to facilitate the
definition of specific areas that could be available for reuse. The parcel boundaries were
defined following consideration of potential development areas presented in the Mare Island
Conceptual Plan and the preliminary BRAC property classifications developed and proposed
by the EBS. The parcels were classified by the Navy in the Preliminary Draft EBS according
to proposed primary and secondary land uses such as industrial, office, residential, open
space, etc. Each parcel was then given a BRAC category according to cumulative hazardous
materials hazards or restriction of properties located within the parcel. The property —
classifications presented in the Preliminary Draft EBS are shown on Figure 3.4-5. These
classifications are tentative and subject to regulatory review.

The majority of Mare Island parcels are classified as Category 7 for reasons such as the
potential for unexploded ordnance, past pesticide use, and lack of data on industrial
properties. The results of proposed surveys or surveys in progress, such as those for lead-
based paint, pesticide residues, PCB-containing electrical equipment, asbestos-containing
materials, ordnance, and radiological surveys will provide data which will likely result in a
reclassification of additional properties.

The Preliminary Draft EBS proposes classification of thirteen parcels (A-13, C-05, D-02, D-
05, D-06, D-11, D-12, E-01, H-01, O-04, and P-02) as Category 1. The total area of the
Roosevelt Terrace residential unit of MINSY is included in this category (E-01). The
designation of property as Category 1 indicates that the property may meet the requirements
for a Finding of Suitability to Transfer. The determination of FOST will not be made until
review of the Preliminary Draft EBS is complete, a final EBS is prepared, and the
concurrence of regulatory agencies is negotiated.

3.4.4 Issues Affecting Reuse
Known Environmental Contamination

Numerous and large areas of the project site have been identified as potentially impacted by
the release of contaminants to the environment. The complexity of the process to obtain
clearance of affected properties will delay the availability of such properties for sale or
transfer, potentially impacting the planning options for large areas of Mare Island Naval
Shipyard.

The majority of parcels delineated in the Preliminary Draft EBS are categorized as having
known environmental contamination or as potentially affected by the release of hazardous
materials. The BRAC and CERFA regulations will serve to define the environmental hazards
associated with these parcels. The process of further evaluation of these parcels will require
varying levels of investigative effort by DoD, the Navy, and the regulatory agencies (EPA
and CEPA). Some of the properties within the parcels will require remediation activities
prior to the parcels or the properties becoming available for reuse. Implementation of the
reuse plan for Mare Island Naval Shipyard will require close involvement in the investigation
and remediation activities by the City of Vallejo.
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Lead-Based Paint and Asbestos-Containing Materials

Considering the age of many of the structures at Mare Island Naval Shipyard, the potential
for the presence of lead-based paint and asbestos-containing materials is relatively high. The
structures at Mare Island Naval Shipyard have been constructed over the period from the mid-
1850 to the present with many structures completed and maintained during the time before
lead-based paints and asbestos-containing insulation and construction materials were
discontinued from use. These conditions may exist in residential and office structures where
storage and use of hazardous materials would not normally have occurred. The presence of
lead or asbestos in or around these structures could present significant human health hazards,
particularly for sensitive uses such as residential development. The Navy is currently
planning to conduct basewide asbestos and lead-based paint surveys.

Potential Ordnance and Explosives Residue Disposal Areas

Large areas of Mare Island Naval Shipyard have been identified as potential ordnance and
explosives residue disposal areas. The hazards presented within these areas are not well
known. The majority of the southern and western margins of Mare Island Naval Shipyard
have been identified in the Preliminary Draft EBS as potentially containing ordnance,
explosive materials, or explosives residues. The majority of the potentially affected area on
the western margin of the site is proposed for open space use in the reuse plan. However, a
regional park is proposed for potentially affected areas in the uplands portion of the southermn
margin of Mare Island Naval Shipyard. Disposal of these materials is also suspected within
Mare Island Strait along the eastern margin of the project site. Recreational uses for these
areas may present health and safety hazards for users. Residential uses proposed for the
southeast portion of the site could pose health and safety risks related to ordnance to
occupants.

Contaminated Runoff

Contaminated runoff or infiltration/inflow could enter the Mare Island Naval Shipyard storm
water collection system and be discharged to surface water, resulting in water quality
degradation. The storm water collection system receives runoff from the developed portions
of Mare Island Naval Shipyard and discharges through outfalls directly to Mare Island Strait.
Potential past or future spills of hazardous materials into the storm water system, infiltration
of contaminated groundwater, or flow of contaminated runoff from contaminated sites within
the shipyard would flow directly to the Strait. Such discharges could degrade water quality
and potentially adversely impact beneficial uses of the water resources.

PCB Containing Equipment

The presence of polychlorinated biphenyls (PCBs) in transformers and other electrical
equipment at MINSY presents the potential for release of the hazardous materials and
possible exposure of people and the environment. The Navy maintains a database which
identifies the location of all regulated PCB-containing equipment and is currently developing
a PCB Elimination Plan to manage decommissioning of this equipment.
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345 Recommendations and Implementation Actions
Known Environmental Contamination

3.4(a) Completion of EBS and BCP (Navy): The Navy will complete ongoing environmental
restoration and associated compliance programs to expedite and improve environmental
response actions, and facilitate the disposal and reuse of Mare Island, while protecting human
health and the environment.

3.4(b) Development of Prioritization Process (Navy/City): The City will request and
participate in the development of a prioritization process for investigation of parcels available
for lease and transfer. The prioritization process should focus on all parcels designated by the
Final EBS as Category 1, 2, and 3 and all parcels designated as Category 7 which provide
high job creation potential pursuant to the Final Reuse Plan.

As part of continuing reuse planning, the City will closely monitor and coordinate the results
all building condition surveys, improvement and clean-up studies and the Navy’s layaway
planning to ensure that (1) facilities anticipated for near-term job creation potential are
available as soon as possible, (2) a logical phasing plan in developed for facility
improvements over the long-term.

3.4(c) Resolution of Hazardous Materials Impacts (Navy/City): The potential for reduction or
elimination of hazardous materials impacts will be evaluated and incorporated into the reuse
planning process as soon as possible. Phasing of reuse development will consider the
potential resolution of hazardous materials impacts within areas that present the most
desirable development potential.

Lead-Based Paint and Asbestos-Containing Materials

3.4(d) Lead-Based Paint and Asbestos-Containing Materials Surveys (Navy): Prior to leasing
or transfer of properties containing buildings, surveys will be completed by the Navy to
determine if lead-based paints or friable asbestos-containing materials are present. The results
of the surveys will be presented with recommendations for remediation or removal procedures
to be implemented before occupancy or demolition of the identified affected structures. The
recommendations should meet the existing federal, state, and local regulations regarding
protection of construction workers and occupants. These recommendations will be
incorporated into FOSL/FOST requirements for properties with identified hazards.

Potential Ordnance and Explosives Residue Disposal Areas

3.4(e) Potential Ordnance and Explosives Residue Disposal Areas Surveys (Navy): Prior to
development of the residential areas, regional park and open space areas, a geophysical survey-
which does not present an unacceptable risk for detonation of unexploded ordnance will be
performed by the Navy to identify buried or exposed ordnance. In addition, a soil sampling
plan will be developed and implemented for any areas proposed for residential areas,
playgrounds, or construction which would disturb soils. The sampling plan will be designed
by a qualified professional to ensure that the plan results in collection of a suitable number of
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samples for statistical analysis and appropriate analytical testing. Recommendations on the
suitability of the intended use or for remedial actions or restrictions for use will be made prior
to development or reuse of these areas.

Contaminated Runoff

3.4(f) Evaluation of Storm Drain Network (Navy): The Navy will review the storm drain
network at Mare Island Naval Shipyard to determine the locations of drains which could
intercept contaminated surface water runoff or groundwater. The condition of storm drains in
these areas will be evaluated to determine if replacement or rerouting the drains are
appropriate.

3.4(g) Develop BMP Program (City): A Best Management Practices (BMP) program will be
developed by the City for the storm water collection system operation during the reuse period.

PCB Containing Equipment

3.4(h) Decommissioning of PCB-Containing Equipment (Navy): The Navy will complete
development and initiate the implementation of the PCB Elimination Plan as soon as possible.
A notification of the presence of PCB-containing equipment should be included in FOSL or
FOST prepared for individual properties if the equipment has not been removed.

3.5 DREDGING
3.5.1 Summary

The Mare Island Strait Channel is presently dredged to a depth of -36 feet MLLW (Mean
Lower Low Water) for a minimum width of 400 feet and a length of approximately three
miles by the U.S. Army Corps of Engineers (Corps). The berthfront dredging (i.e., between
the Corps-dredged channel and the quay wall) varies from a depth of -30 to -39 feet MLLW
and is currently conducted by the Navy with its own equipment and personnel. The
sediments dredged from the channel by the Corps are disposed of at an in-bay disposal site at
the south end of Mare Island; berthfront dredging sediments are disposed of by the Navy at
specially constructed and maintained dredge ponds on the west side of the island. The
obligation of the Corps to continue maintaining a deepwater channel in the Mare Island Strait
after the Navy leaves has not been specifically determined and will be the subject of
negotiations between the City of Vallejo and the Corps. Continued deepwater access to at
least some of the existing berths could be essential to the future development of Mare Island
facilities and property.

As part of negotiations, the City may request that the Corps continue dredging the federally-
authorized channel and modify its channel dredging procedure in a manner which will reduce -
the extent of berthfront dredging required when the City assumes operation and control of the
Island. The City is also pursuing retention of the overall Island dredge disposal systems
(including the ponds), both for its own needs and as a potential economic resource (i.e., for
paid disposal of sediments dredged in other parts of the Bay Area).
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352 Dredging Needs

According to Navy records, dredging of the three-mile-long Mare Island Strait, where the
Napa River flows into the Carquinez Strait, commenced over a hundred years ago, in 1892.
Dredging of the existing designated Federal Channel to a depth of -30 feet MLLW and a
width of approximately 700 feet (Figure 3.5-1) was authorized by Congressional Acts in
1927, 1938; 1945; 1965 and 1968. However, this project has been never fully funded and the
present channel, known as the Navy Channel, is dredged only to a width of approximately
400 feet and a depth of -36 feet MLLW to accommodate primarily the requirements of the
Navy’s “Los Angeles Class” submarines.

The authorized upstream project depth, from Mare Island Causeway Bridge to approximately
three miles south of the City of Napa, is -15 feet MLLW for a width of 100 feet, but it is
also not maintained at this depth and width for the entire project length. The shoaling rate in
the Mare Island Strait, approximately four to six feet annually, is one of the highest of any
channel in the Bay Area. The sources of this siltation are primarily sediments transported
downstream by the Napa and the Sacramento/San Joaquin Rivers. Contrary to popular belief,
only one fifth of the silt comes from the Napa River whereas the rest originates from the
Sacramento/San Joaquin Rivers. When the sediments carried by the fresh waters of these two
rivers mix with the salt water of San Pablo Bay at the entrance to Mare Island Strait, this
mixing causes a colloidal action, and the previously suspended sediments are deposited at the
west side of Mare Island. Strong westerly winds during the spring and summer months cause
the silt to become waterborne again and enter the Mare Island Strait during flood tide.

The average silt deposits in the Navy Channel during the last ten years amounted to
approximately 800 thousand cubic yards per year. However, in 1993, when the annual
rainfall amounts in Northern California returned to normal after seven years of drought, one
million cubic yards of sediments needed to be dredged from the Navy Channel. Sediments
from the Navy Channel are dredged by the U.S. Army Corps of Engineers and are disposed
of by the Corps at a designated in-bay disposal site at the south end of Mare Island (Figure
3.5-1).

Berthfront dredging, conducted by the Navy, is generally conducted along a 225-foot wide
strip of water between the Navy Channel and the quay wall. This dredging involves the
removal of an additional 500-600 thousand cubic yards of sediments annually. Berthfront
dredged sediments are disposed of by the Navy at specially constructed and maintained
dredge ponds on the west side of the island (Figure 3.5-1).

3.5.3  Current Status of Operations and Permits

Channel Dredging

Maintenance of the approximately three-mile length of the Navy Channel, from the Carquinez
Strait to the Mare Island Causeway Bridge, is the responsibility of the Corps, San Francisco
District. The Corps used to perform this work with its own hopper dredge “Harding”, but
since 1981 the Corps has contracted this work out to private dredging companies such as
Manson Construction and Engineering Co. and North American Trailing Co., a Division of
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Great Lakes Dredge and Dock Co. In both cases, a hopper dredge (a self- propelled
hydraulic suction dredge which deposits the dredged materials in its own “belly” of
approximately 3,600 cubic yards capacity, and transports and bottom dumps the materials
through a hull opening to an in-bay disposal site) was used. During the last ten years, the
required frequency of channel dredging has averaged about every ten months, but at more
frequent intervals during especially rainy winter seasons.

The designated downstream disposal site for the materials dredged from the Navy Channel is
known officially as the Mare Island Open Water Disposal Site #9, just off the south end of
the island (Figure 3.5-1). According to the Corps’ officials responsible for monitoring this
disposal site, the capacity of this site is considered unlimited for hopper dredging operations.
Since the Corps is the lead permitting agency for all dredging in the San Francisco Bay, it
does not need a permit to conduct channel dredging operations. However, the Corps does
comply with the requirements of other regulatory agencies such as the San Francisco Bay
Conservation and Development Commission (BCDC), the Regional Water Quality Control
Board and the U.S. Fish and Wildlife Service.

Berthfront Dredging

Berthfront dredging is presently conducted by the Navy utilizing its own hydraulic cutterhead
suction dredge which was procured in 1991 at a cost of approximately $2 million. The dredge
is operated year-round by a five person civilian crew. The average production rate of the
dredge is 300 cubic yards per actual operating hour. The dredged materials are transported in
slurry form via a combination of floating, underground and surface mounted piping network
to any of ten specially constructed disposal ponds on the west side of the island (Figure 3.5-
1). Along the east and south sides of the island, there are a total of eight connecting points
for the floating pipeline from the dredge, two of which (#3 and #4) are presently out of
service and in need of major repairs or replacement if expected to be used in future dredging
operations. A booster pump has been installed on pipelines #1 and #6 to facilitate the option
of distributing the dredged materials from these lines to all dredge ponds, except pond #7N.

The present remaining capacity of the dredge ponds is approximately 3.2 million cubic yards,
half of which will be used up by the Navy before leaving Mare Island. Thus, approximately
1.5 million cubic yards of capacity will remain when the City is able to gain access to the
ponds. This capacity represents 2-3 years of berthfront dredging at existing rates. The
capacity of the dredge ponds can be increased by raising the levees surrounding each pond.
The Navy has estimated that by spending approximately $8.5 million for raising the levees
over the next seven years, the pond capacities can be increased by an additional 10 million
cubic yards. At present berthfront dredging rates, this additional capacity represents 15-20
years of berthfront dredge disposal capability. It should be noted, however, that this
capability could be significantly extended with modifications to the Corps’ existing dredging
methods for the main channel.

The berthfront dredging is authorized under Department of Army permit No. 17641E24,
issued to Western Division, Naval Facilities Engineering Command on May 12, 1989. The
permit expires on May 1, 1994, and the Navy has recently applied for a five year extension of
this permit. The Navy has been informed by the Corps that this permit is non-transferrable
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and that the City of Vallejo will have to apply for a new permit for any continued berthfront
dredging operations when the Navy ceases its dredging operations.

Other documents affecting berthfront dredging operations are Order No. 91-127, adopted and
issued on September 18, 1991, by the California Regional Water Quality Control Board, San
Francisco Bay Region, and the Memorandum of Understanding (MOU) with the U.S. Fish
and Wildlife Service, agreed to in July 1988. Both of these agencies will be involved in any
permit activities required for the City to assume control and operations of the island’s dredge
system (including the disposal ponds).

3.5.4 Annual Cost of Continued Dredging Operations

The cost of the Navy channel dredging has been well documented by the Corps over the last
ten years and it has averaged approximately $1.35 per cubic yard (in sifu measurement),
including mobilization and demobilization costs. Channel dredging activity occurred in
September 1993, for roughly 855 thousand cubic yards, by Manson Construction and
Engineering Co., at a cost of $1.13 per cubic yard, including costs of mobilization and
demobilization. These costs can vary considerably based on the total quantity to be dredged,
the location of dredging equipment and associated mobilization/demobilization costs, and the
number of dredging companies competing for the work. One factor which contributes greatly
to the relatively reasonable unit costs of channel dredging at Mare Island Strait is the close
proximity of the disposal site at the south end of the island. At an average rate of $1.35 per
cubic yard, channel dredging costs range from $1 million to $1.35 million per year.

Since the berthfront dredging is conducted by a combination of various Navy departments,
sometimes supplemented by private contractors, the historic costs are more difficult to
determine. Based on the available estimates for labor, materials, equipment procurement and
maintenance, and capital improvement, berthfront dredging costs average at least $2.50 per
cubic yard (in situ), approximately half of which can be attributed to cost of labor. At this
rate, annual berthfront dredging costs range from $1.2 million to $1.5 million.

3.5.5 Issues Affecting Reuse
Channel Dredging

The need for a deepwater channel to serve the future use and development of Mare Island
properties and facilities has not been specifically defined by market studies to date. However,
such a channel may, in fact, be very important to future marketability of Island facilities. It
is presently not clear what the Corps’ obligation may be to maintain the channel at its present
width, length and depth both during the “caretaker” period and when the City of Vallejo takes
full title to the property thereafter. (No dredging costs are included in the Navy's proposed
“caretaker” program in its Regional Coordination Plan of June 1993). The City is currently in”
discussions with the Corps regarding the Corps’ continuing obligation to maintain (dredge) the
federally-designated channel in Mare Island Strait. Since the Corps is already maintaining a
35 foot deep channel all the way to Stockton, more than sixty miles east of Mare Island, the
continued maintenance of the 2-3 mile section of deepwater channel in Mare Island Strait
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should be justifiable considering Vallejo's potential need for deepwater access to the Mare
Island waterfront.

In reviewing existing channel dredging procedures, the City has found also that changes in the
Corps’ procedure could help reduce the volume of materials required for disposal due to
berthfront dredging activities. By reducing the present width of the berthfront dredging band
from 225 feet to 25-35 feet (hopper dredges, as used in Corps dredging can dredge to within
25 feet of the quay wall), future annual berthfront dredging requirements could be reduced
from the present 500-600 thousand cubic yards to less than 200 thousand cubic yards. This
action would prolong the life of the Island’s dredge ponds. A further consideration, affecting
primarily the cost of future channel maintenance, is the possibility that the convenient in-bay
disposal site at the south end of the island may soon be closed to the dumping of large
volumes of materials from the channel and that all future dredge spoils from the channel may
be required to be dumped at an offshore disposal site, some 50 miles west of the Golden Gate
Bridge, which would significantly increase the channel dredging cost.

Berthfront Dredging

In its report titled “Dredging Requirements, Mare Island Naval Shipyard”, dated 4 November
1993, the Navy has included an “Inventory of Dredging Assets” as Attachment “"D” to the
report (see Volume III, Chapter 7). This list includes all equipment and shoreside
installations required to continue future berthfront dredging activities. All this equipment is
part of a specially designed dredging system and each component is essential to the proper
function of this system, especially the dredge itself.

As noted above, the existing Island dredge disposal ponds are nearing existing capacity. The
capacity of these ponds will need to be expanded to support future City berthfront dredging
needs. Also, additional capacity in the ponds could be used to dispose of dredged sediments
from other sources in the Bay Area as an economic activity in the City’s reuse plan for Mare
Island.

3.5.6 Recommendations and Implementation Actions
Channel Dredging

3.5(a) Continue Negotiations with Corps for Channel Dredging (City/Corps): The City will
continue negotiations with the Corps to ensure future deepwater access to existing Mare
Island berths, pending marketing activities and further land use planning. The City will seek
to assure that the Corps continues required dredging in the federally-authorized channel of
Mare Island Strait.

3.5(b) Change in Channel Dredging Procedures (City/Corps): As part of negotiations with
the Corps regarding continued channel dredging in Mare Island Strait, the City will request
that the Corps dredge to within 25-35 feet of the Island quay wall in conjunction with other
modifications, as a means of reducing/minimizing the berthfront dredging requirement.
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Costs of Implementation: The future unit cost of hopper dredging (channel dredging) is
expected to remain at its present average of about $1.35 per cubic yard, based on the
continued availability of the disposal site at the south end of the island. However, if the
present disposal site at the south end of the island should be closed and all dredge sediments
will have to be disposed of at an offshore disposal site, the cost of channel dredging would
significantly increase.

Berthfront Dredging

—3.5(c) Retention of Berthfront Dredging Equipment (City): The City will explore retention of
the dredging equipment as related personal property and will not approve transfer of any
components of the system to other active bases. The dredge and the dredge tender are
especially vulnerable to such potential transfer.

3.5(d) Explore Leasing of Dredge Equipment (City): The City will explore leasing of the
berthfront dredge, the dredge tender, and the floating pipeline to a local dredging company (as
a potential income source for City operations) with the provision that dredging requirements
at Mare Island have priority over any other dredging commitments.

3.5(e) Investigate Dredge Pond Capacity Expansion (City): The City will explore the
feasibility of expanding the capacity of the Island’s dredge ponds (i.e., by raising the levees).
This action will be a part of a more detailed study of dredge sediment disposal needs and
economic feasibility and will be conducted in coordination with the Corps, the BCDC,
RWQCB and other involved organizations.

Costs of Implementation: While the unit cost of berthfront dredging is expected to remain at
its present average of $2.50 per cubic yard, the total annual cost can be reduced considerably
by the above actions. Much, if not all of berthfront dredging cost could be offset by revenues
gained from leasing the dredge to a private dredging company and/or by disposing of other
Bay Area dredged sediments in the Island’s ponds as an economic activity.

3.5.7 Jurisdictional Interest of the U.S. Army Corps of Engineers

The U.S. Army Corps of Engineers has been regulating activities in the nation’s waters since
1890. Until the 1960’s the primary purpose of the regulatory program was to protect
navigation. Since then, as a result of laws and court decisions, the program has been
broadened so that it now considers the full public interest for both the protection and
utilization of water resources.

The regulatory authorities and responsibilities of the Corps are based on the following laws:
. Section 10 of the Rivers and Harbors Act of 1899 (33 U.S.C. 403) prohibits the

obstruction or alteration of navigable waters of the United States without a permit
from the Corps of Engineers.
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J Section 404 of the Clean Water Act (33 U.S.C. 1344). Section 301 of this Act
prohibits the discharge of dredged or fill material into waters of the United States
without a permit from the Corps of Engineers.

. Section 103 of the Marine Protection, Research, and Sanctuaries Act of 1972, as
amended (33 U.S.C. 1413) authorizes the Corps to issue permits for the transportation
of dredged material for the purpose of dumping it into ocean waters.

Other laws may also affect the processing of applications for Corps of Engineers permits.
Among these are the National Environmental Policy Act, The-Coastal Zone Management Act,
the Fish and Wildlife Coordination Act, the Endangered Species Act, the National Historic
Preservation Act, the Wild and Scenic Rivers Act, and the National Fishing Enhancement
Act.

The Corps of Engineers will continue to act as the prime permitting agency for all future
dredging in the Mare Island Strait. However, other Federal, State and regional regulatory
agencies, such as the Regional Water Quality Control Board and the U.S. Fish and Wildlife
Service will continue to be involved in obtaining a Corps permit. At this time, these two
agencies are the only ones besides the Corps concerned with dredging operations at Mare
Island. The Water Quality Control Board concemns are focused primarily on the clarity and
potential toxicity of the water which is decanted into San Pablo Bay from the dredge ponds.
The RWQCB requires that such waters be sampled and tested. The Fish and Wildlife Service
is primarily concerned with the preservation of endangered species and habitats (see Section
3.3).

As federal property, Mare Island has been exempt from the regulations of other agencies such
as the San Francisco Bay Conservation and Development Commission (BCDC), the State
Lands Commission, and the Metropolitan Transportation Commission (MTC), which will also
have some regulatory authority over future dredging as well as other proposed development
on Mare Island when it is converted to ownership by a local, non-military jurisdiction.

3.6 HISTORIC RESOURCES
3.6.1 Summary

The Mare Island Naval Shipyard consists of more than nine hundred buildings and other
structures, including some from each stage of the Island’s history. The buildings display a
variety of architectural and building materials, and were built to serve the historic commands
of the U.S. Navy Yard, Marine Barracks, U.S. Naval Hospital and Naval Ammunition Depot.
In 1975, the Naval Shipyard was designated as a National Historic Landmark and listed on
the National Register of Historic Places.

Conveyance of Mare Island from the Navy to the City will require many historic buildings to
be upgraded to meet life/safety standards and seismic hazards in order to permit existing uses
to continue or new uses to be established. As part of rehabilitation, these buildings will be
modified over time to bring them up to safe levels of occupancy consistent with current
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building codes. Development of the industrial area to modemn standards will require lessening
of density and likely demolition of certain historic structures.

To preserve the historic sense-of-place of the Shipyard, Residential, Ammunition Depot and
Hospital Historic Districts, uses will need to be selected that would, to the extent feasible,
minimize impacts on the historic character defining elements of individual buildings, historic
areas, and structures. Reasonable effort must be made to incorporate compatible adaptive
uses or uses for which the buildings were originally designed. However, given current market
conditions, utility constraints and environmental contamination, adaptive reuse of certain
historic buildings will be difficult. Impacts related to rehabilitation of historic buildings must
be addressed when tenants were selected and proposals submitted. In addition, methods will
need to be identified to mitigate hazardous materials (such as asbestos and lead paint), secure
and protect vacant buildings, provide for fire detection and suppression, and correct
deficiencies in access for people with disabilities with minimal impact on the buildings if
economically feasible.

Most actions for historic buildings, including leasing and rehabilitation, will trigger a review
process to comply with Section 106 of the National Historic Preservation Plan (NHPA) and
other legal authorities that mandate consideration of effects on historic properties. The
compliance review process is designed to ensure that historic properties are considered during
project planning and execution. The review process is administered by the Advisory Council
on Historic Preservation (ACHP) in coordination with the State Historic Preservation Officer
(SHPO), and it involves identification and evaluation of historic properties, assessment of
effects, and consultation and agreement on ways to avoid, minimize or mitigate adverse
effects. Providing a mechanism for timely and expedient reviews to ensure that buildings are
not left vacant, yet are managed in compliance with all applicable regulations, is a planning
concern . A Programmatic Agreement for taking into account the effect of the reuse plan on
historic properties is being negotiated between the City, Navy and the SHPO to facilitate and
expedite the compliance review process.

36.2 Past and Present Surveys

The historical significance of Mare Island is based upon its long history as a naval
installation. Congress ordered the purchase of Mare Island in 1853. The Naval Shipyard was
the first naval base established on the west coast. In 1854, its first commandant was
Commander David Glasgow Farragut. The state of California was first to recognize the
historic importance of Mare Island Naval Shipyard. In 1960, Mare Island was officially
declared California Historic Landmark Number 751. Following this designation, a Historic
Site Survey was conducted in 1963, and Mare Island was submitted for consideration as a
National Historic Landmark (NHL). National Landmark status was subsequently approved by
the Secretary of the Interior in 1975 under the Historic Sites Act of 1935.

In 1984, the Navy updated the Historic Site Survey pursuant to the National Historic
Preservation Act (NHPA) Amendments of 1980 (Section 110a2). A comprehensive historical
analysis and report (Cardwell Survey), including National Register of Historic Places
Inventory Nomination Forms, were prepared and submitted to the Office of National Register
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Programs, Western Region, National Park Service. Following the advice of that office and in
consultation with the SHPO, Cardwell revised his report in March 1986.

Cardwell Survey

The historic analysis conducted by Cardwell proposed revisions to the NHL and modified the
boundaries originally defined in the 1963 Historic Site Survey. This new analysis identified
five districts that contain most of the structures considered of historical importance (Figure
3.6-1). Following is a brief description of these districts and their historical importance:

. Shipyard District: The historic shipyard was originally laid out in 1854 by W.P.S.
Sanger. The area contains 19th century buildings and engineering construction.
Spaces between these structures have been filled in with 20th century construction,
but the original plan is readily discernible.

. Residential (formerly Shipyard Support) District: This area was originally designated
for housing in the 1854 plan . It contains a large number of classic revival houses, as
well as Alden Park and the significant shingle style St. Peters Chapel.

J Naval Ammunition Depot: This area is also known as the magazine grounds and
Concord Weapons Station Annex. Within its boundaries lay the oldest magazine
(1857), the oldest home (1858), the cemetery (1856) and Civil War era defensive
earthworks. :

. Hospital District: This area is the site of the 1900 Hospital Reservation. It contains
the hospital, built in 1899 on the foundations of an earlier one constructed in 1869,
two houses that served as medical officers housing, a small park, and significant
plantings along Cedar Avenue.

. U.S. Marine Barracks: This area encompasses the Marine Compound and Officers
Quarters build in the 1880s and relocated to face the parade ground established with
the new Marine Barracks completed in 1917.

. Significant Buildings Not in Historic Districts: The Marine Officers Quarters M-1
(1822), the Marine Prison Building 84 (ca. 1890, abandoned 1920), and the second
stable building (1862) lie outside the designated Historic Districts, but are included in
the NHL.

Besides redefining the boundaries of the historic districts of the NHL, the Cardwell Survey
identified many additional facilities as historically important and appearing to qualify for
listing in the National Register. Because the Western Region, National Park Service
concurred with the revised boundary recommendations and additional facilities, they have
been treated as if they are included in the National Register as a part of the original National
Historic Landmark. The sites and structures were separated into five categories dependent
upon their integrity and contribution to the historic landmark or district (Appendix B). These
categories are defined as follows:
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. Category I: Directly contributing to the National Historic Landmark; of particularly
strong integrity. Restoration or rehabilitation is a realistic possibility and would be
very beneficial to integrity and interpretation of the historic resource.

. Category II: Contributing to the National Historic Landmark but more supportive to
the National Historic Landmark themes than of direct significance; of good integrity.
Restoration of lesser importance at this time.

. Category III: Contributing to the National Register Historic District, but not to the
National Historic Landmark.

o Category IV: Pertaining to the National Register Historic District but may be of
insufficient age of integrity to contribute to historical significance. This includes
structures that are neutral, but may in time become Category III, buildings that
require further research to verify significance. World War II structures generally fall
into this category, as well as more modern structures (Iess than 50 years old) which
may be eligible for reasons of military history.

. Category V: Noncontributing to either the National Historic Landmark of National
Historic District.

There are 107 facilities that are considered to be in Categories I, II and III.

The Cardwell Survey included revised National Register Nomination Forms for each historic
district and State Historic Inventory Forms for each individual building. These forms were
forwarded to the Keeper of the National Register for review with the intent that the
Nomination Form, which supports the National Historic Landmark designation, will be
revised. The Keeper has requested additional information which to date has not been
compiled and forwarded. Presently, the Department of the Interior has listed only 38
buildings and structures in the Register (Figure 3.6-1). These are:

. Dry Dock No. 1

o Buildings 46, 47, 85, 87, 88, 89, 90, 104 (St. Peters Chapel), 143, 149, 155, A-1, A-
3, A4, A-5, A-6, A-11, A-16, H-1, M-1, M-2, M-3, M4, M-5.

. Quarters A,B, C,D,E,H, J,K,L, M, N, O.

. Mare Island Cemetery (Structure A-0).

The above listed buildings/sites were added to the National Register predicated upon the
initial Historic Survey conducted in 1963. This list includes some structures that were not
identified in the Cardwell Survey (i.e., Buildings 143, 149 and 155). The Cardwell analysis
was predicated upon the identification of structures that contribute to several categories of
themes which were adopted by the National Park Service in 1970. The themes considered
were major American wars up to 1940, political and military affairs, westward expansion
(1783-1898), America at work, and society and social conscience. The Cardwell Survey did
not address World War II, or, as is now required by the Department of Defense, those

propetties possessing “Cold War” significance.
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Another important historic aspect of Mare Island is its artifacts. These include Navy relics,
trophies, paintings, historic prints, photographs and various items from ships such as flags,
anchors and steering control wheels. An inventory of historic artifacts is currently taking
place by the Naval Historical Center.

3.6.3 Issues Affecting Reuse
Code Compliance and Historic Building Rehabilitation

Conveyance of the Mare Island Naval Shipyard from the Navy to the City will require many
historic buildings to be upgraded to meet life/safety standards and seismic hazards in order to
permit existing uses to continue or new uses to be established. As part of rehabilitation, these
buildings will be modified to bring them up to safe levels of occupancy consistent with
current building codes. Development of the industrial area to modern standards will require
lessening of density and likely demolition of certain historic structures.

To preserve the historic sense-of-place of the Shipyard, Residential, Ammunition Depot and
Hospital Historic Districts, uses will need to be selected that would minimize impacts on the
historic character defining elements of individual buildings and structures. Every reasonable
effort should be made to incorporate compatible adaptive uses or uses for which the buildings
were originally designed. However, given current market conditions, utility constraints and
environmental contamination, adaptive reuse of certain historic buildings will be difficult.
Impacts related to rehabilitation of historic buildings must be addressed when tenants were
selected and proposals submitted. In addition, methods will need to be identified to eliminate
hazardous materials (such as asbestos and lead paint), secure and protect vacant buildings,
provide for fire detection and suppression, and correct deficiencies in access for people with
disabilities with minimal impact on the buildings but only if economically feasible.

Most actions for historic buildings, including leasing and rehabilitation, will trigger a review
process to comply with Section 106 of the NHPA and other legal authorities that mandate
consideration of effects on historic properties. The compliance review process is designed to
ensure that historic properties are considered during project planning and execution. The
review process is administered by the ACHP in coordination with the SHPO, and it involves
identification and evaluation of historic properties, assessment of effects, and consultation and
agreement on ways to avoid, minimize or mitigate adverse effects. Providing a mechanism
for timely and expedient reviews to ensure that buildings are not left vacant, yet are managed
in compliance with all applicable regulations, is a planning concern . A Programmatic
Agreement for taking into account the effect of the reuse plan on historic properties is being
negotiated between the City, Navy and the SHPO to facilitate and expedite the compliance
review process. The agreement evidences the Navy’s compliance with Section 106 and
Section 110f of the NHPA by ensuring that the following stipulations are carried out: )
Revisions to National Register (Navy): In consultation with the National Park Service and the
SHPO, the Navy will re-evaluate the National Register nominations it prepared in 1986 and
will revise them, as may be appropriate, to clearly define historic context and to include those
historically significant remaining from World War II and the Cold War. The Navy will
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submit the revised National Register Forms to the Secretary of the Interior and request the
currently listed nomination be revised accordingly.

Maintenance of Historic Buildings (Navy): Until the Mare Island Naval Shipyard property is
conveyed to the City, the Navy will continue to follow the terms of the Programmatic
Agreement among the Navy, the SHPO and ACHP ratified in August 1992, regarding routine
maintenance of historic properties included in the NHL, and extend its application to all
historic properties included in or eligible for the National Register of Historic Places.

Documentation of Historic Buildings and Structures (Navy): The Navy in consultation with
and with assistance of the National Park Service, will develop and implement a program for
recording to the standards of the Historic American Buildings Survey or the Historic
American Engineering Record those significant buildings and structures that should be
documented prior to their placement into caretaker status, awaiting conveyance to the City, or
otherwise adapted for another use.

Structural Analysis of Historic Buildings (Navy): The Navy will conduct a structural
conditions survey of each building identified as historically significant using the California
State Historical Building Code and will ensure a professional historical architect and historical
structural engineer are included on the structural survey team. The structural conditions
survey report on each building or structure will include general and specific descriptions,
identification of known deficiencies, a proposed retrofit scheme, and cost estimates for
engineering, material and labor.

Preparation of Historic Preservation Plan (Navy/National Park Service): The Navy, with the
assistance of the National Park Service, will prepare a historic plan for the properties
identified in the Navy’s revised National Register Nomination Forms for Mare Island Naval
Shipyard. Using the results of the structural analysis and the National Register Forms, the
plan will at a minimum:

J establish preservation priorities and develop preservation/rehabilitation guidelines and
specifications for maintaining the character defining elements of the historic
buildings, structures and districts, including dedicated parks and plots of historic

significance;

. ensure compatibility of new construction with the character of the historic districts;
and

. employ strategies for marketing the historic buildings and structures.

3.64 Recommendations and Implementation Actions

3.6(a) Adoption of Programmatic Agreement (Navy, etal): The Navy, ACHP, SHPO and City
will execute the Memorandum of Agreement and implement its stipulations in order to take
into account the effect of the base closure on historic properties.
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3.6(b) Storage of Historic Artifacts (City): The Naval and Historical Museum will perform
the function of caretaker of historic artifacts when it becomes necessary to take over that
function from the Navy. Until a plan for management, funding and interpretation of the
artifacts is developed, the artifacts, photographs and documents must be properly cared for.
Historic artifacts will be segregated from general warehouse storage to provide for their
higher level of curatorial care and preservation. In addition, the extensive Mare Island
photographic print and negative collection will be kept intact at their current storage facilities
in the Shipyard Historian’s Office on Mare Island for the future use of researchers.

3.6(c) Inspection and Preservation of Vacant Buildings (Navy/City): The Navy and City will
develop guidelines for treatment of vacant buildings to ensure their preservation and
protection. Actions should include physical inspection and review of the Navy’s existing
documentation before mothballing, protective barriers, regulatory and informational signs, as
well as establishment of a monitoring program. For historic buildings in particular, minimum
heat, adequate ventilation and frequent monitoring of building interiors will be provided.
Police Department patrols will be a priority in all areas with vacant buildings.

3.6(d) Code Compliance (City): The City of Vallejo Development Services Department will
review proposed modifications to historic buildings to ensure compliance with building codes
as well as historic preservation guidelines. The Development Services Department will be
responsible for enforcement.

3.6(e) Preparation of Maintenance Plans (City): The City andfor development corporation
will put in place a preservation management system for maintaining historic buildings within
their settings. After each building or group of buildings is established, tenants will prepare
long-term maintenance plans and establish a cyclic maintenance program, subject to City of
Vallejo review, to prevent damage to historic context and ensure that the buildings are well
maintained.

365 Jurisdictional Interests of State Office of Historic Preservation (OHP)

The OHP is part of the State Department of Parks and Recreation. Its head is the SHPO,
appointed by the governor. The OHP functions under various state and federal laws, the most
important of which is the National Historic Preservation Act. The NHPA delineates specific
responsibilities for the SHPO including the following:

Conduct statewide surveys and maintain inventories of historic properties.

Identify and nominate eligible properties to the National Register.

Administer federal assistance for historic preservation.

Ensure historic properties are taken into consideration at all levels of planning and

development.

5. Assist local government in preservation issues and in becoming certified to carry out -
the purposes of the NHPA.

6. Consult with the appropriate federal agencies on federal undertakings that may affect

historical properties and on the adequacy of any plans developed to protect, manage,

or to reduce or mitigate harm to such properties.

b o

c:\docs\final\II_3 3110 July 26, 1994



7. Advise and assist in evaluating proposals for rehabilitation projects that may qualify
for federal assistance.

Additionally, section 106 of the NHPA requires that no federally funded or permitted project
can begin unless the SHPO has the opportunity to comment on the impact it is likely to have
on historic resources. The OHP comments include suggestions to reduce or mitigate harm to
historic resources. Projects can be stopped if the OHP comments are not taken into
consideration. The OHP also has a Native American coordinator to ensure Native American
concermns are considered during the compliance review process.

If an undertaking, including demolition, regarding a historic property is under the purview of
a local certified government and no federal funds or permitting are involved, then the SHPO
has no jurisdictional interest other than to provide advice if requested.

3.7 ARCHAEOLOGICAL RESOURCES
3.7.1 Summary

The historic and prehistoric archaeological resources at Mare Island contain the physical
record of its occupation and use. The prehistoric sites on Mare Island are among the last of
their type known to lie relatively undamaged on the shoreline of San Pablo Bay. Their
protection is important to an understanding of past human activity in the Carquinez Straits
region and the greater San Francisco Bay Area. The historic sites to be found on Mare Island
are unique on the West Coast. The long association of the island with the Navy in the Bay
Area has left a detailed record of Naval activities over the past 130 plus years. It is
important that significant archaeological resources are protected or recovered in advance of
any undertakings (such as upgrading or replacing infrastructure or eliminating hazardous
substances, contaminants and pollutants) that might adversely affect these resources. In
addition, any Native American remains, associated funerary objects, sacred objects or objects
of cultural patrimony will be returned to the appropriate descendents or otherwise treated in
accordance with their direction.

3.7.2 Past and Present Surveys
Roop and Flynn Report

Ethnographic evidence indicates that over the last 2,000 years approximately four different
tribal populations (the Wappo, Coast Miwok, Southern Patwin, and Ohlonean) have inhabited
the Mare Island area. These Native American populations were participants in a vast trade
network that made available a wide variety of non-local resources, including obsidian tools,
clamshell beads, flicker feather headdresses and soapstone objects. These items would have
been procured in exchange for such basic commodities as shellfish, game or fowl, acoms,
hard seeds, roots, fibers or other products procured locally. Few prehistoric resources are
known to exist in the Carquinez Straits region. Most of the major prehistoric habitation sites
were destroyed by later historic occupation of those sites. In order to inventory any possible
prehistoric remains left on Mare Island, a draft archaeological resources inventory consisting
of a prehistoric and historical archaeological overview, survey, and predictive model were
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prepared for Mare Island under Navy contract in the mid-1980s (Archaeological Resource
Service, 1986). The report (commonly referred to as the "Roop and Flynn Report” after its
authors), while thorough in its coverage on prehistoric and historic archaeological resources,
does not address the significance of these resources in sufficient detail to allow a
determination to be made with respect to the eligibility for inclusion on the National Register
of Historic Places. The report identified several areas of both prehistoric and historic
archaeological interest that may warrant consideration for inclusion on the National Register.
In addition, the Master Plan for Mare Island (July 1989) provides procedural guidance for the
consideration of archaeological resources in project planning.

Prehistoric Era Resources: Remnants of several prehistoric occupation and shellfish
harvesting/processing campsites have been documented within the original 1852 boundary of
the island. Virtually all of these sites have been damaged to some degree. However, the
sites individually and cumulatively have the potential to add significantly to existing
knowledge of Native American occupation. Their importance is increased by the loss of
other comparable occupation sites in the Carquinez Straits region. None of the sites has been
the subject of archaeological test excavations. However, the sites appear similar in
appearance to the few recorded sites elsewhere within the region. General areas indicating
approximate locations of pre-historic sites on the island are shown on Figure 3.7-1 and
include:

. Old Magazine Area: Includes three separate deposits which appear to be remnants of
village sites. Since the structures currently situated on top of these sites are relatively
old and have not been built with modem land leveling techniques, there is a good
chance that intact prehistoric remains lie beneath.

. Building A150-A151 Vicinity: Situated in the bluff between the two buildings, the
site consists of the remains of a prehistoric shellfish harvesting site.

. Building 986 Vicinity: Contains a site similar in nature to the one mentioned above.
A midden deposit may indicate that different techniques were in effect on opposite
sides of the island. Part of the site appears to have been lost due to erosion of the
bluff in which it is located.

. Cedar-Suisun Avenue Vicinity: Several isolated patches of shell midden were
observed in the vicinity of Building 866. This area was originally an upland between
two prominent rises. Its location would have provided optimum access to Mare
Island Strait and San Pablo Bay as well as the hills to the north and south. Because
of its central location, the site is a candidate for early occupation and may be the
oldest site on the island. A large percentage of the site has been covered by
buildings which may have protected any underlying materials.
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. Industrial Yard-Walnut Avenue Area: Several areas of prehistoric deposits were
identified in this area. The area, however, has probably been the most intensively
used part of Mare Island since its inception and many of the underlying prehistoric
resources have probably been disturbed. At least one and possibly three separate
prehistoric sites may be intact beneath the landscaped surface.

. North Base Area: Although not surface surveyed, geological records of test borings
from 1928 indicate that a significant prehistoric site may exist beneath dredge spoil
deposits in the general vicinity of Mariner Park. The remainder of the North Base
Area was not examined during the surface survey because it was situated within the
tidally-effected zone prior to establishment of the Navy Yard.

Resources of Traditional Cultural Significance: Properties of Traditional Cultural
Significance, as defined in National Register Bulletin #38, are those associated wit the
“beliefs, customs and practices of a living community of people passed down through the
generations, usually orally or through practice.” With respect to Mare Island, if such
properties exist, they would be important to the Native American descendants of those who
originally occupied the island. Such properties that meet the criteria for inclusion in the
National Register are afforded the protection provided by Section 106 of the National Historic
Preservation Act. The 1986 archaeological resources survey identified evidence of prehistoric
occupation on Mare Island but did not identify any sites that might have traditional cultural
significance to surviving Native Americans. If the prehistoric archaeological sites contain
human burials, they generally would be considered sacred by Native Americans. However,
they might only qualify for inclusion in the National Register because they may contain
information relative to the prehistory of the area.

In a related matter, the Navy is attempting to locate all archaeological collections that may
have been made on Mare Island since 1854. This is being accomplished pursuant to the
Native American Graves Protection and Repatriation Act of 1990. If collections are located,
they will be assessed based on condition and content. Recommendations will then be
provided with respect to final disposition. Any Native American human remains, funerary
objects, sacred objects, or objects of cultural patrimony must be offered to the appropriate
descendants.

Historic Era Resources: The archaeological evidence of long demolished structures, and
other subsurface remains on Mare Island contribute to a better understanding of its history,
and of its capability in fulfilling the primary mission of the Shipyard. The survey identifies a
number of historic era archaeological features, the general locations of which are preliminarily
shown on Figure 3.7-1, including:

. The grave of a Native American, noted in historic records as being buried on the
island in 1794, is supposedly located under pavement in the industrial yard. If the
grave is still present, it would be the oldest human burial on Mare Island and may
contain artifacts which could be accurately dated from written record.
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. Remains of the United States Dry Dock Company Yard, established two years prior
to the U.S. Navy Yard, presumably present under Building 46.

. Intact remains of the first major marine railway built on the Pacific coast, including
the engine house, preserved under paving and fill soils between Building 122 and
Mare Island Strait in the vicinity of Dry Dock No. 2.

. Building 46 now located on the site which originally held the Hanscomb-Secor house.
This house was used as the first Bachelor Officer’'s Quarters on the island. Remains
_ from this period may lie beneath Building 46.

. Deposits associated with the torpedo boat wharf. These features could provide
information on the evolution of modemn ship building.

o Remains of the first coal shed and wharf lie beneath the present quay wall and
waterfront. These remains could provide insight into the technology of this early
fueling operation.

. Fill which has been dumped on the landward side of the original quay wall, possibly
containing almost 40 years worth of tools and artifacts related to the construction and
repair of 19th century ships.

. The defensive earthworks at the southeastern tip of the island, the last Civil War era
temporary defensive batteries exposed in the San Francisco Bay Area.

. Deposits around the Marine Gunner’s Lodge, the oldest remaining domestic stnicture
on Mare Island, potentially revealing the most complete record of domestic life on
Mare Island in 1863.

. Dozens of buildings long since demolished originally occupying the Marine Barracks
area. Associated artifacts could provide the most complete record of the oldest U.S.
Marine compound on the Pacific.

o Wooden street pavement, in place since 1883, which may have preserved artifacts
associated with the earliest periods of the Base’s development.

. Artifacts associated with the first submarine dock, which could provide information
about the early (1904) experimental craft, the first of its kind on the Pacific coast.

Recent Findings
In early 1993, unanticipated archaeological resources were discovered during the construction
of a fire suppression system at Mare Island. Three archaeological/historic properties were

discovered and partially impacted by construction in the Old Magazine Areas on the southeast
side of the island. These are:
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o Portions of a narrow gauge marine railway, possibly a part of the first system of its
type built on the Pacific coast.

J Approximately 20 meters of an historic seawall, presumably built circa 1880,
composed of large granite blocks.

J Portions of a prehistoric site evidenced by shell midden.

The project is approximately two-thirds complete and the remaining segments are in the
vicinity of several archaeological sites excavated through the-Old Magazine Area, removing
up to fifteen feet of the historic brick retaining wall at the base of the hill behind the
magazine buildings. The trenching will then proceed uphill into the area where Civil War
fortifications and associated features may exist, and then north through areas where survey
has identified prehistoric site remnants. Archaeological recording, monitoring and test
excavations are currently being conducted to determine if the sites have integrity and whether
project redesign or data recovery may be necessary.

3.73 Issues Affecting Reuse
Potential Impacts to Archaeological Resources

Any ground disturbing work undertaken on Mare Island will have the potential to affect
known and undiscovered archeological sites and resources. This work would include actions
required to make utilities safe and/or in compliance with current standards, and hazardous
material remediation. New construction, as well as repair and maintenance of existing
buildings, roads and other features will also increase the likelihood of inadvertent damage to
sites. Until exact locations were selected and preliminary designs were available for specific
projects, it is not possible to accurately survey and determine the effects on such resources.
Direct effects will vary and be closely related to specific actions.

All potential archaeological and ethnographic resources need to be identified and evaluated,
and methods determined for their preservation and interpretation. In addition, any future
rehabilitation and construction activities, such as upgrading or replacing infrastructure or
eliminating hazardous substances, contaminants and pollutants, need to consider potential
impacts on these resources. The following measures are recommended to mitigate or
minimize the impacts that might result from implementation of the Final Reuse Plan. All of
these measures will be regularly evaluated and monitored by City staff to determine their
effectiveness in reducing impacts.

3.74 Recommendations and Implementation Actions

3.7(a) Draft Archaeological Resources Inventory (Navy): Because little is known about the
extent, nature or location of artifact caches and the integrity of prehistoric and historic
archaeological deposits, preconstruction archaeological testing will be required in areas
identified in the plan as being historically sensitive (see Figure 3.7-2). Prior to base closure
and real property disposal, the Navy will review the 1986 Roop and Flynn Report and test
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archaeological sensitive areas to identify archaeological sites that may qualify for inclusion in
the National Register of Historic Places, and prepare State Historic Inventory Forms. The
evaluation and forms will be forwarded to the National Park Service and State Historic
Preservation Officer (SHPO) for review and suggestions. The appropriate treatment of the
sites in consultation with the SHPO, the ACHP, and, where appropriate, the Native American
Heritage Commission and Native Americans, will be determined. The accomplishment of
appropriate treatment of the archaeological sites will be included as stipulations of the
Memorandum of Agreement reached in consultation with the City, SHPO, ACHP, et. al.
pursuant to the regulations implementing Section 106 of the National Historic Preservation
Act (see Historical Resources section).

3.7(b) Resources of Traditional Cultural Significance (Navy): Prior to base closure and
property disposal, the Navy will relocate the sites of traditional cultural significance identified
in the 1986 Roop and Flynn Report and decide their potential content and eligibility for
inclusion in the National Register. The appropriate Native American descendants will be
consulted to determine the presence of any sites of traditional cultural significance. State
Historic Inventory Forms will be prepared and the eligibility of any sites of traditional
cultural significance will be decided. Application of appropriate treatment of traditional
culturally significant sites as stipulations of the Memorandum of Agreement reached in
consultation with the City, SHPO, ACHP, et. al. pursuant to the regulations implementing
Section 106 of the National Historic Preservation Act (see Historical Resources section) will
be included. Arrangements will be made for repatriation of Native American human remains,
funerary objects, sacred objects and objects of cultural patrimony contained in archaeological
collections taken from Mare Island since 1854, if any are found to exist. Arrangements will
be made for the proper disposition of any archaeological collections taken from Mare Island
since 1854, if any exist.

3.7(c) Preconstruction Archaeological Surveying (City/Development Applicant): The City will
observe the management goals and recommendations provided in Chapter IX of the draft
archaeological resources inventory to preserve Mare Island’s important archaeological record.
The inventory established a context for examining and evaluating archaeological resources,
provides a formula for future mitigation, and contains assessment and overview information
useful in predicting what types of resources might be found in various locations. Every effort
will be made at the design stage to avoid impacts on archaeological resources. If impacts
could not be avoided, mitigating measures will be developed at that time in consultation with
the SHPO and the Advisory Council on Historic Preservation (ACHP). All work involving
ground disturbance will comply with federal and state laws, regulations and policies.

3.7(d) Archaeological Monitoring during Excavation (City/Development Applicant): An
archaeologist will conduct a program of onsite monitoring during site excavation in
rehabilitation/construction areas that are historically sensitive. Observations will be recorded
in excavation plans or documentation prepared under the federal clearance process for
forwarding to the SHPO. If prehistoric or historic artifacts were discovered during
excavation, the archaeologist will assess the significance of those artifacts, report the findings
to the City, and recommend specific mitigating measures as necessary. If previously
unknown resources were uncovered, work will be stopped in the discovery area, and the City
will consult with all concerned parties according to the Code of Federal Regulations, title 36,
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part 800, and, as appropriate, California law conceming discovery of Native American
skeletal remains.

3.7(e) Report Distribution (City/Development Applicant): The results of both preconstruction
surveying and excavation monitoring will be documented in a written reports to be submitted
to the SHPO, regulatory and other government agencies, academic libraries and interested
parties.

3.7(f) Security Program (City/Navy): If significant archaeological resources were discovered,
a security program will be implemented to prevent looting or destruction. Security will be
provided by prompt curatorial treatment, onsite protection if necessary, and withholding
information about the resources, as permitted under the Archaeological Resources Protection
Act. All archaeological collections assessed to be significant could be catalogued as part of
Mare Island or Vallejo's museum collection.

3.7(g) Nomination of Discovered Archaeological Sites (City): Any prehistoric archaeological
sites discovered during construction/rehabilitation will be documented and evaluated for
significance. Significant resources will be nominated to the National Register of Historic
Places.

375 Jurisdictional Interest of the California Native American Heritage
Commission

The Native American Heritage Commission maintains an inventory of sites in California that
are considered sacred to Native Americans, and works with public agencies and private
landowners to protect these sites from damage or destruction. The Commission also
preserves and protects burial sites and other sites of traditional cultural significance to Native
Americans, and provides for sensitive treatment and disposition of Native American burials,
skeletal remains and associated grave goods consistent with the planned use of approved
projects. At this time, there are no identified sacred sites on the island, and Native American
skeletal remains and grave-related artifacts have not been discovered. Therefore, while the
Commission’s jurisdiction is currently limited, further analysis of sites and consultation with
the Commission and appropriate Native American groups should be conducted to determine if
any sites of traditional cultural significance are present. The Naval Shipyard has invited
members of the Commission to tour Mare Island, but no date has been confirmed. The Navy
has also indicated that on two previous base closure projects in southern California involving
surplus properties, the Commission has expressed an interest in obtaining federal funding to
list such properties for Native American training centers or cultural heritage programs. The
City should coordinate with the Commission through the compliance review process during
reuse planning and execution to allow the agency to suggest ways to preserve and protect
California Native American cultural traditions, and to avoid or mitigate damage to Native
American cultural resources (please refer to Section 3.6 for a discussion of the State Historic
Preservation Office’s (SHPO) jurisdictional interests).
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38 BUILDING CONDITIONS
38.1 Summary

The current level of information available for many buildings on Mare Island is not sufficient
to allow a complete assessment of suitability for reuse (either type of use or timing of
availability) or an estimate of the cost to bring buildings into compliance with applicable
codes and regulations. Based on the limited studies conducted to date by the Navy, there
may be concern for seismic safety code compliance in many of the buildings on the Island.
Potential reuse may be constrained by code compliance deficiencies unless necessary
structural improvements are made. Existing mechanical and electrical systems may be
deficient in some buildings when compared with current standards. Improvements to or
replacements of these systems may be required to meet applicable codes or attract candidates
for private sector reuse, e.g., Americans with Disabilities Act (ADA). A progressive
upgrading of facilities over time will be necessary to improve building conditions and comply
with codes. More complete information regarding building conditions will be needed in order
to fully assess the range of feasible reuses, the current market value of structures, potential
market rents, timing of building availability, and the capital improvements required to make
buildings suitable and available for reuse.

382 Existing Information on Building Conditions

The physical condition of buildings on Mare Island will have a strong influence on reuse
potential. The most important aspects of building condition include:

L Structural condition (particularly compliance with seismic safety codes),

° Mechanical and electrical systems condition,

° ADA compliance, and

. Environmental contamination conditions.

Each must be assessed in order to determine the suitability of structures for proposed reuse
and/or the cost of required upgrades and improvements.

Regarding the first three of these factors, no comprehensive survey has been conducted of
Mare Island buildings. Conditions in each regard are known to vary widely. The high
variability in building conditions is due in large part to construction of individual fac111t1es
over a long period of time, using several different types of building materials and
technologies. A review of construction data for 375 of the most significant non-residential
facilities reveals that 10 percent of the structures were constructed prior to 1900, 25 percent
were built between 1900 and 1930, 50 percent were built between 1930 - 1950, five percent
were constructed between 1950 and 1970, and 10 percent were built from 1970 to the present. -
Despite the fact that these buildings were built to federal standards and requirements in effect
at the time of construction, some may not meet current local or state building codes. In
general, only the most recent structures can be expected to approximate current code
standards, contain up-to-date electrical and mechanical systems, and provide current standards
for access to the physically challenged.
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Regarding the fourth aspect of building condition, the Navy is currently conducting a
comprehensive survey of environmental contamination conditions on Mare Island, including
all buildings. However, this survey is not expected to be completed for much of the Island
until after the City’s acceptance of the Final Reuse Plan.

The following discussion summarizes existing information on the specific buildings projected
for reuse in the Market Feasibility analysis reported in Chapter 4. By focussing on those
buildings identified in Chapter 4, a cross-section of structures is represented and an overview
of the level of information currently available is provided.

Available information is limited to seismic vulnerability and environmental contamination
conditions for some structures. Data is derived from a 1992 seismic vulnerability study
conducted for 95 important structures on Mare Island (URS/Blume, May 1982); 21 of these
structures are among those projected for reuse in the market feasibility analysis conducted for
the Final Reuse Plan. Data regarding environmental contamination is derived from the Navy's
preliminary Environmental Baseline Survey (EBS), April 1994. Actual contamination
conditions are unknown for most of the structures projected for reuse. Completion of the
EBS will be required prior to determination of clean-up requirements and availability for
reuse.

383 Issues Affecting Reuse

The current level of information available for many significant buildings on Mare Island is
not sufficient to allow a complete assessment of suitability for reuse (either type of use or
timing of availability) or an estimate of the cost to bring buildings into compliance with
applicable codes and regulations. Neither the Navy’s current estimates of reuse potential and
availability (i.e. the “layaway” classifications) nor the facility reuse projections contained in
the market feasibility analysis conducted for the Final Reuse Plan have been made with
complete data on building conditions.

Based on the limited studies conducted to date by the Navy, there may be concern for seismic
safety code compliance in many of the significant buildings on the Island. Potential reuse of
these buildings may be constrained by code compliance deficiencies unless necessary
structural improvements are made.

Existing mechanical and electrical systems (e.g. heating, ventilation, air conditioning, power,
plumbing and telecommunications) may be deficient in some buildings when compared with
current standards. Improvements to or replacements of such systems may be required to meet
applicable codes or attract candidates for private sector reuse.

In meeting the goals of barrier-free accessibility, building improvements must conform with
ADA requirements. For example, lack of ramps, elevators, and adequately sized bathroom
facilities may be common in buildings constructed prior to the 1980’s. Prospective users of
facilities will need to evaluate buildings based on specific proposed uses, as ADA
requirements differ based on occupancy.
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Regarding environmental contamination, the Navy will continue its EBS and BRAC Clean-Up
Plan (BCP) process and is responsible by law for clean-up of contamination at Mare Island.
However, the required procedures and schedules for clean-up may delay the availability of
many structures with otherwise high reuse potential in the near term.

More complete information regarding building conditions from each of the above perspectives
will be needed in order to fully assess the range of feasible reuses, the current market value
of structures, potential market rents, timing of building availability, and/or the capital
improvements required to make buildings suitable and available for reuse.

384 Recommendations and Implementation Actions

3.8(a) Building Condition Survey - Structural, Electrical/Mechanical, ADA Compliance (City):
The City is obtaining federal funding through the Office of Economic Adjustment (OEA) to
conduct necessary studies of building conditions on Mare Island. While these studies will
address all facilities on the Island, they will be prioritized as necessary to focus on facilities
expected to be in demand for near-term reuse. The studies will provide information regarding
existing building conditions and deficiencies and the cost to bring buildings up to current
standards.

3.8(b) Monitoring and Input to the Navy's BRAC Clean-Up Plan (City): As the Navy
continues its EBS and BCP studies, the City will provide input regarding those areas and
facilities to which the Navy should assign highest priority in completing clean-up efforts.
The City's priorities will be on those facilities which are expected to be strong candidates for
near-term reuse and job creation.

39 EQUIPMENT CONDITIONS
3.9.1 Personal Property

Mare Island contains more than 100,000 personal property items. Personal property includes
all property items excluding buildings and land. Common personal property items on Mare
Island include machinery, tools, computers, and office equipment. Certain personal property
items could be attractive to prospective employers on Mare Island following closure.
Retaining certain well maintained personal property items and marketing these items as
available to prospective tenants will enhance the marketability of Mare Island. It is important
that the Navy continue to maintain the equipment during the closure process to ensure its
suitability for future disposition.

The statutory process by which personal property on closing military bases is disposed of has
recently been revised. The "“Pryor Amendment” to the Fiscal Year 1994 Defense
Authorization Bill included language which would allow the transfer of certain personal
property to the local reuse authority to be used on the base following closure. The
implementing guidelines to this legislation were issued in April, 1994 for public comment.
There is significant uncertainty in these guidelines regarding how personal property items can
be transferred, the cost of transfer and maintenance responsibility for these items prior to
transfer.
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It is anticipated these guidelines will be amended by October 1994 to provide clearer
direction regarding the process for transferring these items for use following closure. Prior to
the finalization of these guidelines, City of Vallejo staff will continue to screen personal
property being disposed of on Mare Island as the base downsizes. Equipment which may be
of value to users of facilities on Mare Island following closure are being warehoused on Mare
Island.

3.10 FEDERAL REUSE AND McKINNEY ACT SCREENING
3.10.1 Summary —

The Department of Defense (DoD) is required to advertise excess property on closing military
bases through a federal screening process whereby federal agencies have the initial
opportunity to respond. The screening process for Mare Island Naval Shipyard was initiated
in February, 1994 with responses due by April 1, 1994. The Navy received five written
proposals requesting transfer of excess property and submitted these proposals to the City of
Vallejo for their concurrence. Proposals were received and approved from the United States
Coast Guard, the Department of the Interior (Fish and Wildlife Service), and the Department
of the Air Force (Travis Air Force Base). A proposal was received from the Department of
Agriculture (Forest Service) which is being processed by the City. Subsequently, the City
received a proposal from the Department of Justice (Immigration and Naturalization Service).
This proposal was rejected by the Vallejo City Council.

Following the review of Mare Island by federal agencies, the Stewart B. McKinney Homeless
Assistance Act encourages the use of surplus property by groups assisting the local homeless.
The 600 units of off-base housing at Roosevelt Terrace and all suitable buildings on Mare
Island are being reviewed as facilities that could be available for McKinney Act housing.

3.10.2 Current Status of Screening Process for Federal Agency Interest
Screening Process

When the DoD no longer needs to retain real property at a closing base, the DoD is required
to dispose of the property in accordance with the prescribed screening process in the General
Services Administration property disposal regulations and the new expedited process
authorized in Title XXIX of 107 Stat. 1909, commonly called the Pryor Act. This screening
process for real property requires the DoD to identify first what it needs to retain. Any
property excess to the DoD is then made available to other federal agencies (property not
needed by other federal agencies is then identified as surplus and reported to the Department
of Housing and Urban Development (HUD) for a determination of suitability for homeless
use and publication of such properties in the Federal Register). The applicable regulations
require the DoD and federal agencies to work with the local redevelopment authority to -
provide early identification of property which will not be available for redevelopment. In
compliance with the above process, the Navy in February 1994, issued a Notice of
Availability of Navy Real Property at the Mare Island Naval Shipyard. In the Notice, the
Navy requested interested agencies provide, not later than April 1, 1994, written confirmation
that they had the necessary approvals to accept a transfer of Mare Island lands.
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Federal Agency Interest

The Navy received four written proposals confirming an interest for the excess property and
submitted these proposals to the City of Vallejo for their concurrence. These proposals were
received from the United States Coast Guard, the Department of the Interior (Fish and
Wildlife Service), the Department of the Air Force (Travis Air Force Base), and the
Department of Agriculture (Forest Service). The Coast Guard received approval from their
headquarters to acquire, at no cost, Buildings A-228, A-136, a portion of ARS-7 and use of
Piers 34 and 35 to support its operational needs in the area. The Fish and Wildlife Service
gained the necessary approvals to accept a transfer of lands, at no cost, for a National
Wildlife Refuge for conservation and management of migratory birds, endangered species and
wetlands at Mare Island, and Building 505 for conversion into an office, maintenance shop,
visitor center and environmental education center. The Air Force at Travis is interested in
390 to 400 units of military family housing constructed after 1960 and two warehouse
buildings 499 and 601 for its storage requirements. However, they are unable to submit a
firm commitment until June 30, 1994. Finally, the Forest Service had its request approved to
receive a no-cost transfer of Building #1324 for the relocation of its Regional Office (Pacific
Southwest Region) from San Francisco. The four requests for excess property transfers are
shown on Figure 3-10-1.

City Concurrence

The City concurred with the proposal of the Coast Guard and with the proposal of the
Department of Interior with certain exceptions (i.e., with the caveat that the City of Vallejo
reserves for its own use all active dredge ponds for receiving its dredge spoils or for receiving
dredge spoils from other areas as a revenue-generating program). The City also endorsed the
request of the Department of the Air Force for an extension of the deadline for Travis Air
Force Base. Reasons for the City’s approval include the following:

. Coast Guard: The presence of the Coast Guard in and around the waterway of
Vallejo is very beneficial to its citizens. The continued presence of the Coast Guard
station, will ensure continued code enforcement, rescue services, and will enhance the
marketability of other properties in the area.

L Fish and Wildlife Service: The intentions of the Fish and Wildlife Service is to
utilize Building 505 and the surrounding wetlands for the establishment of a visitor
center and environmental education center. This center will draw people to Mare
Island and provide customers for retail and recreational establishments on and off the
island.

. Travis Air Force Base: The establishment of Air Force housing on Mare Island will _

be a revenue generator from assessments for the City of Vallejo. The Air Force
families will also utilize recreation facilities on Mare Island and trade with merchants
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on and off the Island. With the Air Force providing maintenance and upkeep to a
major area of the base, it will free up the City's limited funds to conduct
improvements in other areas.

3.10.3 McKinney Act Issues

The Stewart B. McKinney Homeless Assistance Act (commonly called the McKinney Act) is
designed to permit recognized providers of assistance to the homeless to receive a high
priority in acquiring unneeded land and buildings on federal properties. Buildings and land
on closing bases provide opportunities for homeless providers to acquire the infrastructure
they need to establish their programs. An alliance of homeless service agencies and non-
profit housing developers has been formed to provide a comprehensive continuum of services
for north bay homeless utilizing the identified surplus properties in accordance with the
McKinney Act. Under McKinney Act conveyance, the property can only be used for the
homeless and only for a period of two years. Homeless providers under the McKinney Act
must be able to finance upgrades of facilities, pay a proportionate share of municipal service
costs, and fund its program operations.

The schedule for the McKinney Act process is as follows:

. Surplus properties suitable for McKinney Act transfer were initially published in the
Federal Register on June 3, 1994;

o McKinney providers then have 60 days to submit written “expressions of interest”;
) They then have 90 more days to submit a formal application;
o U.S. Department of Health and Human Services then has 25 days to take formal

action and respond to the applications.

It is projected that the McKinney Act screening process would be completed by the end of
1994. Within these time frames, the earlier application submittals will receive preference.

Property Ownership and Management

The housing units to be acquired through the McKinney Act and other means should be
coordinated by a single entity or agency that is experienced in real estate transactions,
property rehabilitation and property management. Such an entity would then lease or transfer
title to appropriate program operators of shelters, transitional housing sponsors, and affordable
housing programs. This approach will allow for a more centralized and coordinated planning
process and the procurement of McKinney Act monies.

Funding for Housing Rehabilitation

A budget and funding commitments for renovation and administration of properties will be
needed upon development of a plan for McKinney Act programs. Funding requests should be
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carried out by McKinney Act operators in a unified and coordinated manner. The City does
not have the financial capability to fund McKinney Act programs.

Funding for Services

The ability to fund housing renovation must be a component of any McKinney Act operator’s
acquisition plan. Currently, no program operator has the resources to add programs at Mare
Island without identifying new monies for case and property management and client
supportive services, and the City is not in a position to provide funding. The 1995-1996
HUD Supportive Housing Program may provide the necessary monies for the first five years
of operational costs. However, the HUD program is a national competition and preparation of
a detailed service delivery plan by housing providers will be necessary in order for Mare
Island to be competitive.

3.10.4 Recommendations and Implementation Actions
Federal Reuse

3.10(a) Excess Property (City): The City will integrate the results of the federal reuse
screening process and the transfer of Mare Island lands into the Final Reuse Plan.

3.11 AIR QUALITY
3.11.1 Summary

The Federal Clean Air Act, as amended in August 1977 and October 1990, dictates that
project emission sources must comply with the air quality standards and regulations that have
been established by federal, state and county regulatory agencies. Air quality program
compliance activities will continue at Mare Island as long as the “Permit to Operate” for the
current sources are not canceled or surrendered. To date, there are no plans to cancel any of
those permits. Therefore, the maintenance of the current permits will continue until a
decision of ownership is reached. Interface with the BAAQMD regulators will be ongoing as
long as the permits are current and active. The Navy will transfer the ownership of the
permits including air emission credits to the City/Island Development Corporation (IDC) to
facilitate reuse of industrial facilities.

3.11.2 Air Quality Standards

Air quality in a given location is described by the concentration of various pollutants in the
atmosphere, which are generally expressed in parts per million (ppm) or micrograms per

cubic meter (ug/m3). Air quality is determined by the type and amount of pollutants emitted
into the atmosphere, the size and topography of the air basin, and the prevailing -
meteorological conditions. The significance of a pollutant concentration is determined by
comparing it to federal and/or state ambient air quality standards. These standards represent
the maximum allowable atmospheric concentrations of various pollutants that may occur and
still protect public health and welfare, with a reasonable margin of safety. The federal
standards are established by the U.S. Environmental Protection Agency (EPA) and termed the
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National Ambient Air Quality Standards (NAAQS). The state standards are established by
the California Air Resources Board (ARB) and are termed the California Ambient Air Quality
Standards (CAAQS).

The Federal Clean Air Act, as amended in August 1977 and October 1990, dictates that
project emission sources must comply with the air quality standards and regulations that have
been established by federal, state and county regulatory agencies. These standards and
regulations focus on: 1) the maximum allowable ambient pollutant concentrations resulting
from project emissions, both separately and combined with other surrounding sources; and 2)
the maximum allowable emissions from the project.

The primary agency for the enforcement of air quality regulations governing Solano County is
the Bay Area Air Quality Management District (BAAQMD). The standards set forth by the
BAAQMD meet or exceed those set forth by the ARB, which are in compliance with the
CAA. The principal BAAQMD regulations that apply to Mare Island include, but are not
limited to:

o power plant

. open burning and visible emissions

. abrasive blasting and coating operations

. carbon monoxide (CO) and nitrogen oxides (NOx) emissions from boilers and internal
combustion engines, and

. benzene emissions at gasoline dispensing facilities.

All required operating permits for these operations are on file. At present, Mare Island is not
required to monitor on-site emissions. Periodic site inspections are made by BAAQMD
personnel, who have authority to issue citations of noncompliance with air quality regulations.
Compliance is demonstrated by a “Yearly Emission Inventory”, which tracks the potential
hazardous sources of air pollutants used on Mare Island.

Vehicular emissions also fall under state and federal regulations regarding individual vehicle
emission controls. Vehicle emissions contribute a significant portion of the total pollution
load emitted from the Naval Shipyard. Approximately 26,000 vehicles enter and leave the
Shipyard during two peak commuting hours of the day. Much of the traffic flow is at low
idle speeds, particularly during the afternoon rush hour. At these low speeds, the total
emissions of hydrocarbons (HC) and CO per vehicle-mile traveled are at a maximum.

3.11.3 Issues Affecting Reuse

Air Quality Program Compliance Activities

The air quality program compliance activities will be continuing at Mare Island as long as the -
Permits to Operate for the current sources are not canceled or surrendered. To date, there are
no plans to cancel any of those permits. Therefore, the maintenance of the current permits

will continue until a decision of ownership is reached. Interface with the Bay Area Air
Quaility Management District (BAAQMD) regulators will be ongoing as long as the permits

c:\docs\final\II_3 3-131 : July 26, 1994



are current and active. The Navy will transfer the ownership of the permits, including the Air
Emmission credits, to the City to facilitate reuse of industrial facilities.

Vehicular Emissions

Following base closure, one manner in which the City can exercise some degree of control
over total vehicular emissions is in transportation system management.

3.11.4 Recommendations and Implementation Actions

3.11(a) Continuation of Air Quality Compliance and Maintenance (Navy): The Navy will
execute a number of air quality program compliance activities prior to base closure including
the following:

. Apply for the Title V “Operating Permits” of the Clean Air Act.
. Apply for and resolve disposition of air emissions credits.

. Transfer ownership of all transferable permits to City/IDC to facilitate reuse of
industrial facilities.

o Determine if air permits are required for Installation Restoration (IR) site remediation.
3.11(b) Implementation of Transportation Recommendations (City): The City will implement
the actions listed in the transportation section, which will contribute to an improvement in air
quality.

3.12 OTHER JURISDICTIONAL INTERESTS
California State Lands Commission

The State Lands Commission is tasked by state law to protect tide and submerged lands by
restricting development to such traditional public trust uses as ports, fisheries, and water
related recreation, habitat preservation and open spaces. The State Lands Commission is
cognizant of the fact that much of the lands which may fall under their jurisdiction on Mare
Island is key to the economic development of the Island and the reestablishment of jobs lost
due to the shipyard’s closure. In order to fulfill its statutory requirements and assist in the
redevelopment of the Island, the State Lands Commission has committed to a process of
exchanging the former tidal lands of Mare Island for other properties that do not hold a
redevelopment potential. The State Lands Commission is in the process of determining the
exact land area (i.e. number of acres) affected. They will then negotiate with the Navy to
develop a title swap. The land identified for swap may or may not be on Mare Island. The
time table for the completion of these efforts is dependent on the State Lands Commission
staff availability.
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San Francisco Bay Conservation and Development Commission

BCDC is the regional agency created by the California Legislature with jurisdiction over all
open water, sloughs, submerged lands, tidelands, marshlands, managed wetlands and uplands
100 feet from the line of highest tidal action within San Francisco and San Pablo Bays and
Mare Island Strait. This jurisdiction includes permitting authority over dredging, filling and
development in and along the Bays. Therefore, BCDC will have jurisdiction over a number
of reuse activities, including the provision of public access to the Bay and Strait. In addition,
BCDC's Bay Plan designates the entire Island as a shallow draft port and water-related
industrial site should the Navy close the facility. The Bay Plan also shows the “Hill” at the
southern end as a potential park overlooking the Bay.

In conjunction with the Metropolitan Transportation Commission (MTC), BCDC has adopted
the San Francisco Bay Seaport Plan. This Seaport Plan responds to state law requiring a
maritime element to MTC’s Regional Transportation Plan and to BCDC’s Bay Plan. This
Seaport Plan designates sites for port priority uses, such as marine terminals, and water-
related industry sites. Development that is not marine-oriented is restricted within these sites.
The current designation for Mare Island in the Seaport Plan is "Military”. This designation is
considered a port priority use for a shallow draft port or a water-oriented industrial site. The
Plan is currently being updated, and this update will include an analysis of and a new
designation for Mare Island. This update is expected to coincide with the preparation and
completion of the Final Reuse Plan.

Federal Highway Administration

The FHWA is the agency of the Department of Transportation responsible for the federally
funded roadway system, including the interstate highway network and portions of the primary
state highway network. The FHWA funding is provided through the Intermodal Surface
Transportation Efficiency Act of 1991 (ISTEA), whose chief goal is to "develop a National
Intermodal Transportation System that is economically efficient, environmentally sound,
provides the foundation for the Nation to compete in the global economy and will move
people and goods in an energy efficient manner.” (U.S. DOT, 1992).

While ISTEA funding comes from Washington, D.C., regional bodies such as the MTC
prioritize local projects in a Regional Transportation Improvement Program (RTIP) which is
them submitted to the state (California Transportation Commission) for final approval and
disbursement. In sum, ISTEA provides an emphasis on alternatives other than pure highway
expansion and gives states and regional governments more control of how those funds are

spent.

ISTEA funding and the FHWA have a jurisdictional influence over the Mare Island reuse
planning effort to the extent that: a) national policies on funding as described in the ISTEA
legislation affect the types of local transportation programs to be funded; b) the amount of
available funding and required local match affects the feasibility of some types of projects;
and c) the upgrading of Interstate 80 (I-80) and State Route 37 (SR-37) within the study area
which are wholly or partially funded by federal dollars. Federal funds are also used to
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purchase buses for the transit system and ferry vessels for the Vallejo ferry. Potential
projects to be funded through the FHWA and the ISTEA process include a southem crossing,
heliport improvements, rail upgrades, signal coordination, bikeways and transit system
upgrades.

Metropolitan Transportation Commission

The MTC, as described in the section on the FHWA, is the regional organization responsible
for prioritizing transportation projects in a RTIP for federal and state funding. The process is
based on evaluating each project for need, feasibility, and adherence to the ISTEA policies
and congestion management program.

The congestion management program (CMP) requires that each jurisdiction identify existing
and future transportation facilities which will operate below an acceptable service level, and
provide mitigations where future growth degrades that service level. This issue is important
to reuse planning for several reasons. First, it is assumed that the Island will have a right to
the off-Island traffic capacity it consumed when operating at “normal” levels (1988 to be
consistent with the City of Vallejo traffic model and available traffic data for the Island).
Second, any Mare Island trips over the 1988 threshold would be proportionally responsible
within the study area for facilities that have a failing level of service, such as SR-37. Third,
the emphasis on Mare Island will be on alternative transportation solutions that match MTC'’s
and the ISTEA objectives in increasing efficiency rather than capacity, for example, by
establishing ferry service to the Island and promoting transit.

California Department of Transportation

Caltrans is the department responsible for the planning, design, construction, and maintenance
of all state highways. One of the two access points to Mare Island is the North Gate from
SR-37, a Caltrans facility. There are plans to improve the highway east of Mare Island Strait
which will improve access to Mare Island from I-80. Caltrans will be including the reuse in
its project plans to ensure adequate capacity.

Caltrans’ jurisdictional interest would extend to improvements to the North Gate and the
proposed southemn crossing, including connections and impact to any state or federal facility
(I-80 and 1-780). Federal financing for the facility would be subject to review by Caltrans
staff and the California Transportation Commission (CTC), along with MTC. If the southern
crossing were to be designated a route of regional significance andfor a state highway,
Caltrans would have primary jurisdiction over the design, construction, and maintenance of
the facility.

Caltrans design standards would be used on most new and expanded roadways on Mare

Island where they superseded City design standards. Proposed alternative modes such as -
bicycle facilities, expanded transit service, or ferry service would likely be funded with
federal funds which are administered by Caltrans and the CTC. As such, Caltrans will be
included in the planning and review process for these facilities.
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(See Appendix 4.0, Volume IIT)
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4.0 ECONOMIC FEASIBILITY ANALYSIS R
4.1 INTRODUCTION
4.1.1 Purpose and Use of Economic Feasibility Analysis

This chapter provides economic analysis of the market, fiscal, operational, and financing
aspects of the planned reuse of Mare Island, and provides a series of implementation
strategies to minimize operating and capital financing requirements. Slated for closure by
BRAC 1993, Mare Island will convert from a major Navy Submarine repair facility to
civilian uses in 1996. This change will result in the direct loss of numerous jobs; prior to the
announcement of closure, the anticipated closure of Mare Island was estimated to result in the
loss of 1,795 military and 7,523 civilian jobs, and an estimated indirect loss of 5,723 jobs in
Vallejo (from The Economic Impact of Mare Island Shipyard, SEDCORP, September 1992).

- 4.1.2 Objectives of Economic Feasibility Analysis

This Economic Feasibility Analysis tests the feasibility of land use designations in the Final
Reuse Plan. The objectives of this Economic Feasibility Analysis include the following:

1. Assure that the Final Reuse Plan is realistic from a real estate market

perspective and that the Plan will accommodate and encourage attraction
of target industries.

The fundamental economic issue surrounding the Final Reuse Plan is how well it responds to
potential real estate market demand. The Conceptual Land Use Plan as modified by the ULI

Program was not based on a formal market demand analysis. The market analysis contained
in this Chapter will establish:

. The market feasibility of specific land use components proposed in the Final
Reuse Plan.

. The marketability of specific buildings, facilities, and equipment.

L The expected absorption (space utilization) of various land uses cumulative in

_three time frames 1996, 2006, and ultimate “buildout.”

° Potential revenues that could be obtained through rental of existing buildings,
ground lease rents, and land sales over time.

The market analysis conclusions also serve as the quantitative basis for the subsequent
organizational, fiscal, and financial analyses contained in this Chapter, as well as to inform
the recommended marketing and disposition strategies.
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2. Design and evaluate an entity that will manage the real estate assets on
Mare Island.

There has been substantial discussion regarding transfer of real property assets, the functional
responsibilities, and the appropriate entity to manage the reuse program on Mare Island. The
transfer process, functional responsibilities, and entity (Island Development Corporation or
IDC) proposed in this Chapter build upon these earlier efforts, adding details necessary to
conduct a formal analysis of costs and revenues.

3. Test the fiscal implications of the Final Reuse Plan and provide mitigation
measures which protect the City's General Fund.

The fiscal analysis addresses the effects of the Final Reuse Plan upon the City's operating
budget. The Mare Island fiscal analysis forecasts municipal service costs and the offsetting
municipal revenues expected to occur as the Mare Island is converted to civilian use and
developed. Since the City cannot afford to subsidize redevelopment and reuse of the Island,
every effort must be made to assure that any municipal service costs incurred are covered by
new taxes and other existing municipal revenue sources that will increase with development
activity or new revenues sources designed and sized to offset any projected fiscal deficits.

4. Allocate cost responsibilities associated with infrastructure needed to

support conversion and development of Mare Island and identify funding
sources and strategies.

The financial analysis contained in this Chapter addresses the ability to pay for the identified
infrastructure costs given available funding sources. Given that a substantial portion of costs
will have to be bome, through one mechanism or another, by development occurring on the
Island, a key objective involves estimating this financial capacity. The Operational Analysis
and the Fiscal Analysis will also contribute to this capacity analysis by revealing potential
support for capital financing derived from the IDC and the City, respectively.

S. Establish a series of implementation recommendations encompassing
organizational efforts, financing, and marketing/disposition.

At the end of each Section of this Chapter, a series of implementation recommendations has
been provided. These recommendations are intended to form a framework for “next steps” in
the conversion process from an organizational, operating, financing, and marketing/disposition

standpoint.
4.1.3 Assumptions and Limiting Conditions
1. Building and Land Quantities. Data regarding existing building sizes,

building uses, and land available for new development were obtained from the
Navy and EDAW.

c:\docs\final\II_4 4-2 July 26, 1994



2. Building Condition. For purposes of this report, it is assumed that building
condition roughly corresponds to age and/or outside appearance.

3. Estimates of Future Economic Conditions. To conduct the analyses
contained in this Chapter, numerous estimates of future fiscal, financial,
market, and economic conditions were made. All of these estimates of the
future are subject to change over time, however every effort to make
conservative estimates of the future was attempted.

4. Environmental Assumptions. According to the Mare Island Environmental
Baseline Survey, Mare Island contains numerous identified sites and buildings
with varying degrees of environmental contamination, and other sites and

~ buildings identified as requiring further study. The assumptions and
recommendations regarding reuse of individual buildings and developable sites
assumes that clean-up will occur in a timely manner. Assumptions to
properties in terms of the timing of their acquisition, ability to lease, and
ultimate disposition via lease or sale, are primarily market-driven. While
overall phasing descriptions by subarea of the Island have generally taken
known environmental conditions into account, and assumed a rough timetable
extending beyond the year 2006 for “areas with hazardous substance release but
no actions taken” and “areas requiring further evaluation,” this report does not
take into account a precise clean-up schedule.

S. Constant Dollar Assumptions. All estimates of future revenues, expenses,
and other financial data are made in constant (i.e., 1994) dollars rather than
inflation-adjusted dollars.

6. Periodic Analysis. All analysis and recommendations, including market,
fiscal, operating, and capital investment, are conducted for three “snapshot”
periods of time: 1996, the year of base closure; 2006, ten years after closure;
and “buildout,” which is reflected as 30 years after base closure.

7. Conveyance/Property Transfer Assumptions. This chapter assumes that the
Navy would immediately transfer properties to the Island Development
Corporation (IDC) or other participating agencies that are given a Finding of
Suitability to Transfer (FOST) or as determined to not require hazardous

- substance remediation. Properties requiring hazardous substance remediation
will be transferred as remediation is completed and certified. The Navy will
maintain title and maintenance responsibilities (Care and Custody) of all lands
not transferred. Real estate assets will be transferred directly to the IDC for
subsequent disposition, except for several selected buildings and facilities that
may be conveyed to other federal agencies. The City will also receive several
buildings and related equipment necessary to provide public safety (police and
fire protection) on the Island as part of the Section 2903 transfer process.
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8. Regulatory Constraints and Jurisdictional Issues. This chapter assumes that
important regulatory constraints and jurisdictional issues which may impact the timing,
ability to convey title, and related disposition efforts, being raised by the State Lands
Commission and the impact of the Bay Conservation and Development Commission
(BCDC) Seaport Plan on are resolved in a timely manner.

4.1.4 Contents of the Chapter

Section 4.2 of this chapter summarizes the Market Analysis conducted for the Final Reuse
Plan. Section 4.3 explores organizational options, while Section 4.4 describes two approaches
to Navy/City property transfer. Section 4.5 describes the assumptions regarding quantities of
buildings and lands assumed to be reused for purposes of conducting the fiscal, operating, and
financing analyses described in Sections 4.6, 4.7, and 4.8, respectively. Marketing and
ultimate disposition strategies are provided in Section 4.9. Section 4.10 suggests next steps
which must be undertaken by a range of entities to implement the concepts contained in the
Final Reuse Plan. References used for the entire chapter are described in Section 4.11.

Several appendices for this Chapter are also provided, detailing quantitative analysis and
related information. ’

4.2 MARKET ANALYSIS

The Market Analysis was conducted to identify near- and longer-term opportunities for a wide
range of land uses for Mare Island during the next 20 years. Specifically, the research and
analysis was structured to address the following questions:

0 What are the Island’s competitive advantage and disadvantages vis-a-vis
Solano/Napa County, the Bay Area Region, and other base conversions?

o What existing buildings/uses are likely to be marketable in the near- and
longer-term? What buildings are likely not to be marketable in the foreseeable
future due to their configuration or condition, and should be scheduled for
demolition?

o What are the long-term prospects for new development on Mare Island?

421 Methodology for Market Analysis

The methodology for the Market Analysis generally followed the steps described below for
each land use under consideration:

1. Drive-through/walk-through tours of existing Mare Island buildings and
facilities, including the restricted-access Controlled Industrial Area (CIA).
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2. Mapping of previously-expressed private, public, and institutional interest in
Mare Island buildings and facilities.

3. Interviews with sample of interested parties to determine needs and likely
timing of occupancy.

4. Analysis of market area demand and supply factors to assess likely demand for
Mare Island existing facilities and new development opportunities.

5. Conclusions regarding likely market acceptance of land use.

6. Recommendations regarding marketability of individual buildings/sites,
including identification of buildings that should be slated for demolition.

7. Recommendations to land use planning team regarding phasing of subareas of
Mare Island, based on marketability of existing uses and new development
sites.

These steps were followed for office, residential, historic shipyard, educational, recreational,
and retail uses. For industrial/warehouse uses, a more in-depth analytical framework was
followed. Because these uses dominate Mare Island’s landscape and offer substantial
immediate opportunities as well as constraints to the City of Vallejo, a quantified target
industry analysis and research on several key industrial sectors with potential for attraction to
the Controlled Industrial Area (CIA) were undertaken.

4.2.2 Demographic and Regional Market Overview

Following conversion, Mare Island will become an integrated part of the City of Vallejo. Its
reuse potential will be determined by a variety of market forces, including the local
demographic and economic characteristics of residents and workers. This section summarizes
recent demographic and economic trends for the City of Vallejo.

o Population Growth. Vallejo experienced substantial population growth during
the 1980s, echoing Solano County as a whole. Population increased from
81,599 in 1980 to 109,199 in 1990, a compound annual rate of three percent.

. -Household Tenure. Vallejo, as well as the County, is dominated by owner
households; almost 62 percent of Vallejo's households owned their housing unit
in 1990 (compared to only 56 percent for the State of California). Median
household 1993 incomes for Vallejo, at $42,108, were slightly below Solano
County, but slightly above the statewide median of $40,391.

o Residents' Place of Employment. Over 40 percent of Vallejo's approximately
50,000 1990 resident workers worked in Vallejo itself. Just over 15 percent
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commuted to Contra Costa County, 11 percent commuted to San Francisco, and
10 percent commuted to Alameda County. Less than six percent commuted to
Benicia or Fairfield; the remainder commuted to a variety of locations, virtually
all in the Bay Area.

. House Values. Vallejo and much of Solano County have a relative affordable
housing stock; the median reported house value for Vallejo in 1990 was
$140,600, compared to almost $196,000 for the State. This factor offers a
strong competitive advantage for Vallejo in attracting new industry and other
businesses.

J County Employment Growth. Solano County has been experiencing
substantial employment growth during recent years; between 1982 and 1992,
Solano County employment grew at an annual compounded average rate of 3.3
percent, compared to 2.2 percent for California as a whole. The Association of
Bay Area Governments (ABAG) forecasts that Solano County will continue
this strong employment growth into the future; it expects the County to add
almost 75,000 new jobs between 1995 and 2010, an overall increase of more
than 63 percent. '

Although Vallejo has a relatively competitive demographic profile and an expectation of
strong future employment growth, its strengths must be considered within the regional
marketplace. Solano and neighboring counties have experienced a significant imbalance
between the demand for and the supply of commercial and industrial space during the past
several years. In addition, the entire Bay Area has been subject to a severe recession,
echoing the national economic downturn.

Moreover, BRAC 1993 severely impacted the Bay Area in terms of setting the stage for an
eventual significant increase in available industrial and warehouse supply of both buildings
and developable land on other military bases including NAS Alameda, Treasure Island, and
the Presidio (see Appendix 4-A). In addition to Mare Island, 9.8 million square feet of
industrial and warehouse facilities, 2.2 million square feet of office/educational space, and
almost 3,700 housing units could enter the Bay Area marketplace during the next decade.
While each of the bases has certain competitive advantages and will appeal to a range of end
users, some marketing and eventual disposition efforts may overlap. For these reasons, the
following market analysis has been structured to examine the special attributes of Mare Island
that create market opportunities as well as challenges.

42.3 Industrial/Warehouse/Office Market Analysis
Overview of Existing Facilities and Reuse Concept

Mare Island contains approximately 7.2 million square feet of heavy industrial, light
industrial, warehouse, and office space, excluding space devoted to educational uses. In the
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Controlled Industrial Area (CIA), there is presently approximately 2.8 million square feet of
industrial and support space in a mixture of large structures with 40 to 50 feet clear spans and
smaller specialized shops. Many of the CIA structures contain specialized equipment used in
the manufacture and repair of submarines and other naval vessels, including equipment to roll
steel, paint large multi-story objects, and create sophisticated electronic components. The
CIA is configured as a series of “job shops,” so that individual industrial buildings
manufacture customized parts which are then assembled into finished vessels.

Mare Island also has a substantial amount of warehouse/light industrial space in a variety of
vintage 1940 to modern buildings located primarily on the northern end of the Island, and
approximately 1.7 million square feet of space currently in education/office use in a range of
modern and functionally obsolete structures.

For purposes of this analysis, it should be noted that demand and supply for heavy industrial,
light industrial, warehouse, and office space are assessed in combination. This is due to the
fact that the Solano County market, like many suburban areas in northern California, has
experienced development of employment centers primarily in the form of modem industrial or
“business” parks. The parks typically contain a mixture of building types, and often a
mixture of uses even within buildings.

While certain parks are more “industrial” (e.g., space is used to manufacture or assemble
products), and others are oriented more towards "business” (e.g., space is used for front
office, back office, and/or warehouse purposes), the similarities among parks are more
consistent than any differences. In addition, employment projections for Solano County are
made by very broad industrial sectors (including sectors that may be major office or
warehouse space users); efforts to segregate employment into finer-grained types of space
demand can be misleading and inaccurate, given the way supply is configured at competing
parks. Moreover, the Bay Area abounds with examples of older industrial buildings that have
been rehabilitated for adaptive reuse as office space, echoing the transition to a business
service-based economy. Finally, a relatively new type of space known as “flex-space,” which
is designed to provide low-cost space for companies with light industrial, warehouse, and
office space needs, is growing increasingly common throughout the Bay Area; in this type of
space, the mix between types of use is not estimatable.

A wide variety of reuse options and concepts for the industrial, warehouse, and office space
on the Island have been considered by the Work Group, the ULI Panel, and employee
organizations. Expressions of interest from federal agencies and private companies have also
been received. These reuse concepts can generally be categorized into three parallel tracks:
reuse of existing buildings and associated equipment (especially in the CIA) for heavy
industrial purposes; reuse of building “shells” without associated equipment for another set of
industrial, warehouse and office purposes; and demolition of existing improvements to
redevelop portions of both the CIA and the northern light industrial area into modemn
industrial/business parks.
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Market Demand and Supply -

To further explore the possibilities for reuse, two approaches were taken: an estimate of
Solano County residual unmet demand for space expected to be consumed by competing
industrial and business parks, and a more focused effort to identify target industries and their
locational requirements vis-a-vis the special features available on the Island.

Residual Demand Estimate: A quantitative estimate of residual unmet demand that could be
absorbed on Mare Island was made for the Solano County market area, based on employment
projections from ABAG and an inventory of approved space that can be built in County
business/industrial parks.

As shown in Table 4-1, Solano County is expected to add more than 52,600 jobs between
1995 and 2010 in sectors utilizing at least some space in modern business/industrial parks.
These new jobs, primarily concentrated in the manufacturing and services sectors, will require
an estimated 20.0 million square feet of new office/warehouse/industrial space for the 15 year
period, or approximately 1.33 million square feet per year.

While this employment outlook and subsequent potential demand for new industrial/business
park space appears substantial, the Solano marketplace has been anticipating such growth for
some time. Developers have constructed numerous industrial/business parks throughout the
County, which include significant amounts of entitled but not yet built new space. An
inventory of these parks (see Appendix 4-B) indicates that more than 22 million square feet
has been approved but not yet constructed. Much of this space will be in well-located
modern parks with convenient freeway access, joining existing (primarily single user/owner
occupied) firms in established parks that are perceived as prestigious business locations.
Thus, on a gross level, comparison of demand from employment growth and potentially
competitive new supply indicates that there will be limited residual demand that could be
captured by Mare Island, given the locational advantages of other parks.

However, there are several factors which will enable Mare Island’s existing
industrial/warehouse space and development sites to become competitive, brightening the
outlook from the above analysis. For potential users not seeking the special heavy industrial
features of the CIA, the Island may be made competitive on the basis of price; in other
words, Mare Island could capture substantial amounts of Solano County’s estimated demand if
asking rents and/or other significant operating costs were below the rest of the market. In
addition, Mare Island has been granted the competitive advantage of below-market electric
power rates through the Western Area Power Administration for the next ten years, an
important competitive advantage for heavy industrial users. Finally, the opportunities to reuse
“shell” spaces at below-market rents, coupled with the availability of rail and barge access,
may make the Island’s industrial facilities especially attractive to those industries who require
such features.
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Table 4-1: Industrial/Warehouse/Office Square Footage Demand Forecast for Solano County -

Projected Employees Industrial/
Warehouse/ Square Feet Annual
# Change Office Park Sq.Ft. per Demanded Demand
1995 2010 1995-2010 Proportion Employee 1995-2010 (k) 1995-2010 (k)

Construction 7,860 15,170 7,310 25% 250 (a) 457,000 30,000
Manufacturing 10,160 20,730 10,570

High-Technology 950 5,580 4,630 100% 365 (b) 1,690,000 113,000

Other Manufacturing 9,210 15,150 5,940 100% 460 (c) 2,732,000 182,000
Transportation/
Communication &
Utilities 5,550 9,160 3,610 100% 1,140 (d) 4,115,000 274,000
Wholesale Trade 3,920 10,490 6,570 100% 700 () 4,599,000 307,000
FIRE 4] 4,090 8,110 4,020 50% 300 (g) 603,000 40,000
Services 29,430 48,280 18,850

Business Services 5,300 14,100 8,800 75% 350 (h) 2,310,000 154,000

Other Services 24,130 34,180 10,050 50% 675 (i) 3,392,000 226,000
Government 31,080 32,810 1,730 15% 250 (j) 65,000 4,000
Totals 92,090 144,750 52,660 - 19,963,000 1,330,000
NOTES:

Retail trade not included in this analysis.
(a) Average of ABAG estimate of space requirements for construction sectors from 1987 input output model; rounded to nearest muitiple of five.
(b) Average of ABAG estimate of space requirements for high tech sectors from 1987 input output model; rounded to nearest muitiple of five.
(c) Average of ABAG estimate of space requirements for non-high tech sectors from 1987 input output model; rounded to nearest multiple of
five.
(d) Average of ABAG estimate of space requirements for transportation, communications, and utility sectors from 1987 input output
model; rounded to nearest multiple of five,
(e) ABAG estimate of space requirements for wholesale sectors from 1987 input output model; rounded to nearest multiple of five.
(f) FIRE = Finance, Insurance, and Real Estate.
(g) ABAG estimate of space requirements for FIRE sectors from 1987 input output model; rounded to nearest multiple of five.
(h) ABAG estimate of space requirements for business services sectors from 1987 input output model; rounded to nearest multiple of five.
(i) Average of ABAG estimate of space requirements for other services sectors from 1987 input output model; rounded to nearest multiple of five.
(i) Average of ABAG estimate of space requirements for government sectors from 1987 input output mode!; rounded to nearest multiple of five.
(k) Rounded to nearest 1,000.

SOURCES: Association of Bay Area Governments, Projections 94; Association of Bay Area Governments, 1987 Input-Output Model
and Economic Multipliers for the Bay Area; Bay Area Economics.



Target Industry Analysis: A target industry analysis identifies those industries that
demonstrate the greatest potential for growth in the nation, state, and region. Vallejo will
have the greatest chance of success in attracting firms to Mare Island if recruitment focuses
on those industries that show growth potential and are outperforming the other manufacturing
sectors.

A Target Industry Analysis was conducted for this report, based on a set of economic
indicators which quantify historic growth trends, future expected employment growth, and
existing concentrations of such firms in California and the Solano/Napa/Contra Costa County
region (see Appendix 4-C). Those sectors with the greatest likelihood of future growth and
interest in Mare Island as a place to conduct their business include the following
manufacturing functions:

Materials Processing
. Chemicals and allied products
. Petroleum and coal products

Consumer Products
. Computer and office equipment
. Household audio and video equipment

Musical instruments, toys and supporting goods, office and art supplies,
miscellaneous manufacturing

Furniture, partitions and fixtures

Leather, luggage, and footwear products -

Certain types of food and kindred products processing

Newspaper/Periodical publishing & printing, books, commercial printing, and
printing trade services

Industrial Products

. Transportation equipment

Miscellaneous metal products

Fabricated metal products

Scientific/Medical instruments

Wood containers and wood mill products

e Paperboard containers and boxes, and miscellaneous converted paper products
. Products of purchased glass, structural clay products, pottery

Industry Case Studies: To augment the quantified target industry analysis, six industrial
sectors were researched in greater depth. The primary purpose of this research was to
ascertain the likelihood of one or more major users to lease existing heavy industrial facilities
in the CIA of Mare Island. To select the sectors for the case study research, the sectors
identified by the target industry analysis were reviewed along with actual expressions of
interest and suggestions for reuse from employee groups on the Island. The final list of case
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study industries was developed jointly by the Mare Island Economics Team and City of
Vallejo staff.

Transportation Equipment Manufacturing. A suggestion that a long-term industrial
development opportunity may exist for the manufacture of transit rail cars (SIC 3743) has not
been bome out by further research. The size of the international market for railroad
passenger car shells is not considered large, and the industry is now carrying excess capacity.
Total industry sales in the U.S. are approximately $1.5 billion, an amount not expected to
increase soon despite policy changes in support of mass transit. The manufacture of transit
vehicles is a highly competitive, low margin, cyclical industry.

The supporting industries which furnish parts and materials to transportation equipment
manufacturers are generally made up of small-scale firms which have been in the business for
many years. They typically occupy sites in low cost industrial zones and require access to a
mainline rail system. Site location decisions often appear to be based primarily on non-cost
factors such as distance from the founder’'s home. Cost is the next most important factor
when determining site location, while potential for future expansion is not necessarily a
priority.

Two firms were contacted as case studies for this report: Morrison Knudsen, a large national
construction and engineering firm, and BCH Manufacturing, a small, local firm which
supplies parts to the industry. Morrison Knudsen, Corp. (1993 Transit Group Sales, $50
million), headquartered in Boise, Idaho, is the only domestic manufacturer of passenger
vehicles for rail and light transit. It has a manufacturing plant in Chicago which ships car
shells to Homell, New York and Pittsburg, California for assembly. It also imports car shells
from Brazil, Portugal, Germany, and France.

The Pittsburg, California plant is used for assembly of BART cars and passenger cars for
CalTrans’ Division of Rail. Located in a leased facility which was renovated and opened in
February, 1994, the plant is expected to be fully operational by the end of the year.

According to Morrison Knudsen, even if the passenger rail and light transit car market in
California grows dramatically, it is extremely unlikely that there would ever be enough
demand to justify duplicating their Chicago manufacturing facility in California. The firm
does not anticipate substantial growth in international sales. Procurement officials at BART
and CalTrans’ Division of Rail confirmed that demand for light transit and rail cars in
California is not expected to increase dramatically in the foreseeable future.

BCH Manufacturing Co. (1993 sales, $1 million), located in Oakland, manufactures wheels
and axles for BART and the San Francisco cable car system at a 20,000 square foot site
which it has occupied since it opened in 1976. It requires access to mainline rail and
therefore feels that Mare Island is too remote of a location. A substantial supply of
inexpensive industrial property is more centrally located in Oakland and is accessible to
mainline rail service. For example, the new I-880 project is going through Southem Pacific
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Railroad’s yard; as a result, SP is relocating out of the area and freeing up additional land in
Oakland. If BCH were to relocate, that site would be a possibility for the company.

Based on the research described above, the outlook for the manufacture of transit rail cars or
supplies limited.

Machine Tools Manufacturing. Much of this industry (SIC 3541, 3542) is made up mainly of
small, family-owned firms with less than 50 employees each. However, the industry is
dominated by the machine tool divisions of large corporations like GTE, Textron and
Ingersoll. Machine tool makers typically specialize in a particular market niche in order to
minimize competition. While this ensures stability and sales predictability, the tradeoff is low
or stagnant growth. Expansion is typically gained through export orders, which are increasing
for the industry overall, but remain unpredictable at the individual firm level.

An on-line computer search of Bay Area machine tool manufacturers with more than 10
employees found 15 firms with total sales of $55 million, employing 360 workers. The
majority of these firms have sales of less than $3 million and employ fewer than 40 workers.
Most Bay Area machine tool manufacturing firms are located on the Peninsula (directly south
of San Francisco) or in Silicon Valley. Three local firms with the highest sales and
employment were contacted to provide case studies for this industry. Only local companies
were contacted based on the assumption that local firms have a better understanding of the
advantages of a Bay Area location, and are familiar with operating a manufacturing enterprise
in a dense urban area.

Dynamechtronics, located in Sunnyvale, manufactures milling, drilling, and lathing machinery
for the auto industry; the firm exports machine tools to China, Mexico, Brazil and Canada.
The firm has 35 employees and annual sales of $15 million. Dynamechtronics has been in.
business 11 years and is located in Sunnyvale because of its proximity to the founder’s home.
The firm requires large amounts of electrical power and hazardous material storage and
disposal facilities. Accessibility to rail and water transportation (which they lack at their
present site) would be beneficial to their export sales.

Pacific Roller Die Co., located in Hayward, makes pipe manufacturing machinery and sheet
metal processing equipment for the oil industry. The firm, which occupies a 50,000 square
feet facility, has 30 employees and annual sales of $7 million. They have no domestic
competition and export their products to China, Japan, and other parts of Asia. The company
has been in business 24 years and is located in Hayward because of its proximity to the
founder's home. Like Dynamechtronics, Pacific Roller demands large amounts of electrical
power and the ability to handle hazardous materials. The firm's paint work is currently
subcontracted because they lack the necessary facilities at their present site. Their industry
niche is not growing rapidly and they do not contemplate expansion or relocation in the
foreseeable future.

c:\docs\final\Il_4 4-12 July 26, 1994



Empire Castings Inc., located in Santa Rosa, manufactures die-casting machinery-and molds
for the auto industry. It has 25 employees and annual sales of $12 million. This firm is the
only domestic manufacturer of this machinery, which it exports to China, Korea, and the
Philippines. The company has been in business since 1969. Empire.Castings is located in a
new 20,000 square foot plant in Santa Rosa due to proximity to the owner's home. The plant
built by the firm in 1990 burned in a fire.

Each of the firms contacted views Mare Island as a good location with adequate access.
Reuse of an existing manufacturing facility is not considered either a hardship or an obstacle,
and is considered equivalent to constructing a new facility. The availability of subsidized
power, a paint and blast facility, rail and barge access, and the ability to store and dispose of
hazardous materials are considered competitive advantages.

Scientific Instruments/Related Products Manufacturing. The Instruments and Related Products
Industry in the Standard Industrial Classification (SIC) codes includes a variety of products
ranging from instruments for electricity measurement to imaging devices for viewing inside
the body. The industry groups considered for this report include Laboratory Apparatus and
Analytical, Optical, Measuring, and Controlling Instruments (382), and Surgical, Medical, and
Dental Instruments and Supplies (384).

The medical instruments industry is a high paying industry that employs skilled workers and
adds a high value during manufacture. Defense industry technology can be adapted to suit
the needs of medical instruments industry according to a Medical Device and Diagnostic
Industry report. Overseas markets for medical devices are expanding faster than in the United
States. California is particularly dominant in the areas of laboratory apparatus and medical
instruments. Over 22 percent of medical instruments exported by the U.S. come from
California, amounting to nearly $1 billion in exports annually.

The industry in California focuses on the mid- to high-end range of products, making it
technology-intensive. Proximity to the existing high-technology base is an attractive reason
for locating a medical instrument company in California. The more complex medical
equipment often contains microprocessors, micro-mechanics, and advanced materials.
Superconductors, lasers, and computer systems are currently being used in the development of
high-technology medical diagnostic equipment. In the future, products will be developed as a
result of collaboration of electronics and biotechnology research. For example, electrical
engineers are currently working with molecular biologists to research the properties of a
saltwater bacterium that will help in developing a very fast, high-density computer memory.

Two companies were contacted as case studies for this report: Thermal Separation Products
(formerly Spectra-Physics Analytical) and Finnigan Corporation. Thermal Separation
Products is one of the top 10 companies nationwide that manufactures Electromedical
Apparatus (3845) and Process Control Instruments (SIC 3823) with an estimated sales volume
of $440 million in 1992. The manufactured product is used to test a variety of liquids
including petroleum products, drugs, and soft drinks using chromatography technology. The
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company has over 100 employees and 103,000 square feet at its Fremont location. The
former company, Spectra-Physics Analytical, was located in San Jose. The decision to
relocate to Fremont was based on lower land costs and the residential location of employees.
The company acquired a simple shell structure rehabilitated for production space and a
warehouse with a shipping dock. This firm also needs hazardous material storage and waste
water treatment facilities and permits.

Finnigan Corporation is one of the top 10 companies nationwide that manufactures Laboratory
Analytical Instruments (3826), with an estimated sales volume of $91 million in 1992. The
instruments are used for medical and scientific research in mass spectrography. The company
has a 200,000 square foot facility in San Jose with 200 employees. In 1982, the company
relocated from Sunnyvale to San Jose because of lower land prices.

Both of these companies, typical of instrument manufacturers, could reuse only a small
amount of the Mare Island industrial shell space for the manufacture and assembly of
instruments. The location of Mare Island and relatively limited access does not appear to be
a problem for this type of user, especially if it is offset by low land or building costs.
Furthermore, the ability to provide hazardous material disposal and waste water treatment
facilities on the Island would be a positive factor in attracting instrument manufacturers.

Metal Processing/Fabrication. Metal processing firms have been forced to reduce costs over
the last ten years, at the same time they have faced declining demand and increased
competition. The greatest demand for steel mill products comes from the construction and
automobile industries. While commercial and public works construction continues to
stagnate, the demand for steel is further reduced by the decrease in the steel content of
automobiles. Domestic steel mill overcapacity is not expected to decline in the foreseeable
future. Typically, mills run at 75-85 percent of capacity. Even mills that have a backlog of
orders are not confident enough in future growth to add more workers. This means that
orders are often met by importing unfinished steel for further processing. Minimills, which
melt steel from scrap, are the only portion of this industry sector which generally face a better
outlook, although these facilities depend on the availability of inexpensive scrap metal. In the
past, firms have expressed interest in setting up such a facility somewhere in California.

An on-line computer search of Bay Area metal processing firms with more than 10
employees found 38 firms with total sales of $720 million, employing 3,000 workers. The
majority of these firms have sales of less than $10 million, employ fewer than 60 workers,
and are located in the East Bay or Silicon Valley. Firms with the highest sales and most
employees were contacted to discuss their current production requirements and plans for
future expansion.

Pinole Point Steel, located in Richmond, has 250 employees, annual sales of $100 million,
and manufactures galvanized sheet metal for metal building and hardware manufacturers in 11
western states. They are located in a former Bethlehem Steel facility and have surplus
capacity. They require large amounts of electrical power, hazardous material storage
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capability, and easy access for truck shipments. Accessibility to rail and water transportation
(which they lack at their present site) would be helpful in reducing transportation costs.

Cofab Steel Corporation, located in Vallejo, has 40 employees, annual sales of $5 million,
and manufactures structural steel for the construction industry and oil refineries. As a small
regional steel mill, Cofab serves clients within a 150-mile radius that need a fast turnaround
time. The firm is currently facing a backlog of orders. Cofab has been in Vallejo since 1965
and operates on two acres of land in a neighborhood where values are now $175,000 an acre
($4-5 per square foot). The owner would like to move to a facility where costs are closer to
$1 per square foot. Before the recession Cofab had plans to relocate and build a new
$250,000 plant.

Although Mare Island is viewed as a good, central location, its limited truck access is seen as
a disadvantage by a large scale plant like Pinole Point Steel. Conversely, barge access would
eliminate one step in the transportation link between a steel processing firm and its suppliers.
Rail service is also considered a competitive advantage. Finally, the availability of 40-50,000
square foot shell space and the ability to use a paint facility are considered definite
competitive advantages.

Chemicals/Drugs/Bio-Technology. The drug and chemical industry includes a wide range of
products from pigments to biological and biomedical products. The Standard Industrial
Classification (SIC) name for the industry is Chemicals and Allied Products. The Industry
Groups considered in this report include Industrial Inorganic Chemicals (SIC 281), Drugs
(SIC 283), and Industrial Organic Chemicals (SIC 286).

In California, the Industrial Inorganic Chemicals industry group focuses on the production of
alkalis and chlorine, industrial gases, and inorganic chemicals such as sulfuric and aluminum
compounds. Although sales for these industry segments have grown over the last decade,
employment levels have remained stable or decreased. California companies in these
segments include Dow Chemical in Pittsburg, Grow Group in the City of Commerce, Liquid
Air Corp. in Walnut Creek, and General Electric in San Jose.

Dow Chemical was interviewed for this report as a proxy representative of this industry
group. The company has been in Pittsburg since 1939 at a 1,000-acre facility with 500
employees producing agricultural and intermediate chemicals. The chemical production takes
place in open air structures with heavy equipment surrounded by large open space buffer
zones. - The company uses water, truck, and rail facilities in their manufacturing process.
Reliable, low-cost power is a critical factor for the industry. The Mare Island facilities could
provide a good location for a chemical company given the possibility of large land areas with
enough buffer space between other uses, low cost land, low cost power, tax considerations,
and access to a variety of transportation modes. Access to waste water treatment, hazardous
material disposal, and an electronics shop could also be useful for the right kind of chemical
company.
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A number of Industry Segments within SIC groups 283 and 286 are considered to be within
the “Biotechnology” umbrella term, including Pharmaceuticals Preparations (SIC 2834),
Diagnostic Substances (SIC 2835), Biological Products except Diagnostic (SIC 2836), and
Miscellaneous Industrial Organic Chemicals (SIC 2869). The history of biotechnology
research has been closely linked to the Bay Area since its inception in the early 1970s. Since
then, the Bay Area has continued to play an important role both in theoretical research efforts
and in expanding into the development of companies that have devised commercial
applications for new products and processes. Employment in these industries has been
growing steadily since 1973. The Bay Area is currently home to 15% of all biotechnology
companies in the US. These companies as a group also dominate the nationwide industry in
terms of total assets ($4.4 billion out of a total of $11.4 billion).

Biotech industry companies that produce drugs and pharmaceutical products typically develop
in three major stages. Start-up companies in the research and development stage have few
employees in small spaces, approximately 2,000 to 4,000 square feet of a simple shell
structure. Easy access to research institutions and proximity to venture capital firms are
critical locational factors. The second stage involves clinical trials of developed new
products. Many firms at this stage relocate for future growth flexibility. Facilities can vary
from 10,000 to 40,000 square feet depending on the specific product. Space requirements for
manufacturing, the final stage, can vary from 100,000 to 2,000,000 square feet depending on
the viability of the product and the market potential. Manufacturing equipment and structures
need to be highly specialized and controlled. Most firms build new, very costly structures as
manufacturing facilities; rehabilitation of existing structures is not considered appropriate at
this stage. In general, biotech firms in the first two stages like to locate in proximity to other
biotech firms. Manufacturing can be done at a remote location, especially if land costs are
low. Access to a skilled work force and to air transport can also be important locational
criteria depending on the product type.

Several biotech and drug manufacturing firms have located or relocated manufacturing
facilities in Solano County. Chiron, based in Emeryville, employs 30 people in its 30,000
square foot first phase Vacaville facility, but owns 51 acres for future expansion. Alza, based
in Palo Alto, employs 400 people in its 200,000 square foot Vacaville facility. Applied
Biosystems, based in Foster City, has a 40,000 square foot first phase facility in Vacaville, on
15 acres for future expansion. Bio-Rad, based in Hercules, employs 60 people in its 65,000
square foot Benicia facility. Jameson Pharmaceutical and Life Line Nutritional are relocating
from Hayward, Burlingame and Ontario to a 100,000 square foot facility in Vacaville that
will employ 200 people.

The existing buildings at Mare Island could potentially be used for companies in the start-up
and clinical trials phases of development. Companies in the manufacturing phase would
generally prefer low-cost developable land. One of the significant concerns for biotech

companies considering locating on Mare Island is the danger of environmental contamination
on the site.
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Film Production. California has been at the center of the U.S. film industry since the 1920s,
when the major film studios moved to Hollywood. Hollywood is still a major force in the
international film industry, exporting films and television programming all over the world.
California has had a significant role in the success of the U.S. film industry. The pool of
acting and directing talent is further supplemented by a vast unparalleled network of writers,
suppliers, musicians, and technicians. Furthermore, California high technology has
contributed toward developing stunning visual effects in films and videos. Film and video
production has seen steady growth over the past decades. When measured in constant dollars,
California film production in 1991 was well over double its level ten years earlier. Film
industry payrolls exceed those of several manufacturing industries, such as computers and
aerospace equipment, although these industries have more jobs than the film industry.
However, film production generates a significant number of jobs in service industries.

The film industry is concentrated in Los Angeles County, home to 86 percent of California
film industry jobs. However, on-site location shooting is an important aspect of the industry.
Many production companies have found that cost advantages to out-of-state locations are less
than they were once thought to be, especially given the costs of relocating a production crew
from exterior locations to studio locations typically only available in Los Angeles. There is a
need in the industry for temporary interior studio filming adjacent to exterior shooting
locations. These facilities would enable a production company to film all exterior and interior
shots within a single geographic area and thus within a compressed time frame. The
California Film Commission has created a Location Resource Library to provide a statewide
location information network to producers interested in finding such facilities for productions.

San Francisco did not have, until recently, access to a facility that is large enough to be
designated as a sound stage for interior filming and set building. As a result of a joint effort
between the San Francisco Redevelopment Agency and the San Francisco Film Commission,
airplane hangars on Treasure Island are now being marketed as a sound stage. The SFRDA
will lease and eventually take over the 20,000 square foot building with 50 foot clear heights
and large spans from the Navy, and sublease it to film companies. The Treasure Island studio
is being leased to film companies for $30,000 to $40,000 per month, depending on the
permanent improvements accomplished by individual production companies. The facility will
become a permanent studio for temporary use by individual companies. Location productions
generally last four to 10 months at a time.

A film and video studio for temporary shooting requires a 20,000 to 40,000 square foot
building with 50 to 70 foot ceilings and large clear spans in direct proximity to a variety of
potential exterior shooting locations. Ideally, the facility would be fully outfitted to meet all
fire and safety codes, especially as they apply to special effects and pyrotechnics. Other
requirements include sufficient parking adjacent to the studio, electrical outlets on the exterior
walls of the studio, and proximity to services such as vehicle and equipment rental, and hotels
with 24-hour room service at moderate cost. The facility leasing agency should have
sufficient liability insurance, $1 million at a minimum. A facility in a remote location, with
limited public access can also be an advantage.
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The Bay Area is home to a variety of independent film and video production companies, most
of which have no facilities of their own and use other firms for a wide variety of services.
These companies may also become a temporary local user market for such facilities.

Lucas Film Studios is a large production company with extensive facilities at Lucas Valley
Ranch in Marin County. The company will likely need to expand further, and there is limited
expansion potential around the existing facilities at the Ranch. Given the proximity of Mare
Island to Marin County, this expansion need may offer an opportunity for reuse on the Island.

In summary, Mare Island has facilities that could potentially meet the requirements needed for
temporary filming studios. However, similar to the Treasure Island facility, an entity will
need to take over responsibility for obtaining insurance, making necessary improvements, and
acting as the subleasing agent. In addition, there may be some potential market demand for a
permanent production facility.

Conclusions

The residual demand estimate for Solano County indicates that there is enough “pipeline”
supply that could be available at competing business/industrial parks to meet projected
demand for new industrial/warehouse/office space for at least the next 15 years. Existing
supply that is considered re-usable at Mare Island, approximately 2.5 million square feet,
represents an increase of approximately 11 percent to the available “pipeline.” In order for
the existing supply of Mare Island space to be absorbed during the next 12 years,
approximately 16 percent of annual demand from the Solano marketplace for these types of
spaces would need to be captured. A more rapid absorption would require capturing an even
greater share of total market demand, and//or attracting demand from a broader regional,
national, and international marketplace.

Mare Island offers several key competitive advantages which could result in substantial
capture of future demand, including below market rates for power, the availability of rail and
barge access, the presence of numerous reusable buildings, and the availability of a skilled
labor force. However, in order to be competitive, Mare Island will need to make its buildings
available to the private sector at discounted lease/sale rates. This will be necessary to offset
the perceived “remoteness” of the Island for some industries, as well as the need to absorb
Mare Island’s space rapidly to create new jobs, support building and infrastructure
improvements, and provide public services.

Light Industrial, Warehouse, and Office Space: Most of these types of spaces, located in the
northern portion of the Island, offer reuse opportunities for warehouse and light industrial
users who desire inexpensive space in Solano County. Comparable spaces (e.g., older, large
floorplates, rail and barge access) do not exist in the County. Thus, the existing buildings
that will be available in Mare Island's northern light industrial area will serve the County’s
growing economy. However, they face competition for some potential users from space
located in Richmond, Oakland, and other older urbanized communities along I-80. To render

c:\docs\final\II_4 4-18 July 26, 1994



Mare Island’s space competitive, it must be offered to the marketplace on a price-competitive
basis.

A preliminary marketability assessment of individual buildings was conducted for the northern
light industrial portion of the Island. Based on that assessment, while numerous structures
appear to offer reuse potential, Buildings 617, 621, and 675 are recommended for demolition.
In addition, the entire area will require a master site planning effort, to ensure adequate
circulation, parking, and site improvements to render the area marketable.

Heavy Industrial Space: As research in this report indicated, there are a variety of heavy
industrial users for whom portions of the Island, primarily within the existing CIA, would be
attractive. The primary benefit of seeking reuse of CIA facilities in their existing
configuration is the potential to create new “basic” industry jobs for residents of Vallejo and
surrounding communities. If the facilities are reused for heavy industrial purposes, there will
also be secondary economic benefits to area suppliers, business service providers, and local
merchants. It should be noted that there are great risks involved in seeking the relatively rare
relocating or expanding tenant, especially against a backdrop of a still-recovering state
economy and declines in defense-related manufacturing is challenging.

Successful reuse of the existing heavy industrial facilities depends on an intensive, strategic
marketing effort as well as the actual terms of the business transactions. Below “market”
lease rates and electric power rates, the availability of extensive equipment, the presence of a
skilled workforce, and, for some users, the presence of rail and deep water shipping access
will all help make Mare Island attractive to the regional, state, national, and international

marketplace, offsetting some of the often-cited disadvantages of conducting heavy
manufacturing activities in California.

Two of the more modern buildings in the CIA (Buildings 1310 and 126) may also be
marketable as “shells”; that is, large multistory structures with high clearspans that can be
cleared of existing equipment and reused for new purposes. The film industry as well as
certain equipment and chemical manufacturers would consider these spaces desirable,
depending on the terms of the lease transaction.

In contrast, a marketability assessment suggested that certain buildings, most notably
Buildings 670, 672, 674, 702, and 738 should be demolished to create space for more
convenient parking. It is assumed that these buildings have only very limited or no potential

for reuse in their current configuration, either due to age, construction type, or intensive
fixture improvements for a specific use.

From a disposition standpoint, an intensive marketing effort should commence as soon as
possible (see Marketing and Disposition Chapter). If marketing is not successful after an

initial three-year period, it is recommended that the Heavy Industrial Area be re-assessed for
redevelopment in alternative uses.
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42.4  Historic Seaport Visitor Attraction

Overview of Existing Facilities and Reuse Concept

Mare Island contains five National Register Historic Districts including the Shipyard Historic
District, Shipyard Support District, Naval Ammunition Depot, Hospital District, and U.S.
Marine Barracks. Sites and structures within these districts which are National Historic
Landmarks include Alden Park, St. Peter's Chapel, and the Classic Revival houses which

make up Captains Row.

Many parties involved in reuse planning for Mare Island have suggested setting aside a
portion of the Island as an historic seaport district to be operated as one or more visitor
attractions. Specific concepts have included reusing Drydock #1 and Drydock #2 (a historic
facility completed in 1892) as well as related nearby historic structures to service historic
vessels, construct historic replica vessels in public view, and offer an interpretive program on
shipbuilding history and technology. In addition, some have suggested a permanent exhibit of
at least one major vessel built at Mare Island, such as the USS Vallejo (a nuclear submarine

scheduled to be decommissioned in 1996), in drydock or at wharfside.

An historic seaport district operated as a visitor attraction could achieve several benefits
including stimulating economic development by attracting visitors to Mare Island and Vallejo,

providing a needed Bay Area site for maintenance of historic vessels, creating

training/employment opportunities in both historic and modern ship restoration and

maintenance, and preserving the history of Naval shipbuilding in the West.

Operating Models: The following discussion provides a review of operating models utilized

across the U.S. by similar historical areas with a maritime theme.

. Public Historical Park. Examples of this model include the San Francisco
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National Historical Maritime Museum (Federal), Angel Island State Park
(State), and the San Jose Historical Museum (City). Typically, a public
historical park operates as a closed district, charging a nominal admission fee.
It offers optional self-guided tours and occasional interpretive programs.
Museum shops may be outside the gate or rebate admission fee with purchases;
gate areas may attract private shops and vendors if commercial sites are

~ available. Such facilities require a large financial base, can face an arduous

approval process with many legislative restrictions, and often suffer from
uncertain year-to-year funding appropriations.

This model may be applicable to Mare Island facilities such as Drydock #1,
historic shipyard and shipbuilding technology exhibits, and a visitor center.

Foundation-Supported Historic District. This model is exemplified by the
Mystic Seaport and Historic Williamsburg. It can be operated as a closed or



open district, with strict control of tenant activities by the sponsor. Tenants are
considered as paying performers. This model offers the advantage of more
freedom to innovate services and exhibits, as well as the ability to attract
secondary donors once the initial funding is committed. However, it has the
disadvantage of requiring a major donor willing to endow the project and
support it for long periods of time. In Mare Island’s case, it is not likely that
such a sponsor will be available.

. Public/Private Historic Redevelopment Project. Examples of this model
include Fisherman’s Wharf in San Francisco, South Seaport in New York City,
Faneuil Hall in Boston, the Inner Harbor in Baltimore, and Old Town in
Sacramento. This model is typically a district open to the public, with some
developer-sponsored exhibits and promotions. Most attractions are operated by
individual tenants on profit-seeking basis. This model has the advantage of
attracting funding from private investors/developers. However, the project
must demonstrate an ability to generate positive cash flow and produce a return
on public or private investment. This model works best with a commercial
development project. The disadvantage of this model is that the public sponsor
(often a city or redevelopment agency) must absorb financial losses in case of
failure. The market for this model is limited in the case of Mare Island, but
may be applicable to the historic residences and the chapel.

. Commercially Operated Visitor Attraction. Examples of this model include
the Winchester Mystery House in San Jose, as well as numerous historic bed
and breakfast inns throughout the country. This model is typically a closed
facility which charges a market level tariff or admission fee. Such attractions
are run by a single operator with a large staff and usually do not permit
concessions. Attractions are generally focused on entertainment, and often
provide a tightly choreographed program with a mandatory tour. Operators
commonly promote aggressive food and gift sales. The principal advantage of
this type of use is that it can be self-supporting and does not require high-
quality resources. The disadvantage is the high risk involved. The success of
such an enterprise depends heavily on the operator’s entrepreneurial skill and
showmanship. This model works best with small-scale, easily-managed
facilities and is more appropriate for individual properties within and

- surrounding an historic district. This model is not recommended for the major
Historical Park elements on Mare Island.

Market Demand and Supply

The primary market area of the proposed Mare Island Historic Seaport District would
encompass the greater San Francisco Bay Area, Solano, Yolo and Sacramento Counties.

Three maritime history museums and one commercial maritime exhibit already serve this
area:
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. San Francisco National Historical Maritime Museum - This museum,
operated by the National Park Service, highlights California civilian maritime
history. It includes an exhibit of six large historic ships at Hyde Street Pier,
which had 157,148 visitors in 1993. The combined attendance of Hyde Street
Pier, the USS Jeremiah O'Brien, and the Museum building itself is
approximately 250,000 annually. Adult admission is $3.00.

. USS Pampanito. This is the only submarine on display in the Bay Area; it is
located on Pier 45 on the San Francisco waterfront, adjacent to Pier 39 (a
visitor attraction) and Pier 43 (a landing site for commuter and tourist ferries).
The USS Pampanito attracts approximately 200,000 visitors per year and
charges $4.00 for admission.

. Treasure Island Museum - This facility, located on a Naval base in the
middle of San Francisco Bay that is scheduled for closure, and contains
exhibits of Navy/Marine Corps Pacific operations, and Bay Bridge and China
Clipper history. Annual attendance is approximately 30,000, and admission is
free. :

o Vallejo Naval & Historical Museum - This facility, located in downtown
Vallejo, showcases Mare Island Naval Shipyard history. It has annual
attendance of 15,000, and charges adults $1.50 admission.

The supply of major maritime history exhibits in the market area has been static since 1988,
when Hyde Street Pier (now a part of the San Francisco National Historical Maritime
Museum) opened. Trends in attendance have been static or declining since the onset of the.
recession; attendance figures for Hyde Street Pier peaked at 192,000 in 1990 and have
subsequently remained below 170,000.

There are a large number of other historical museums, railroad and aircraft museums, historic
districts and periodic living history events in the market area, most of which attract fewer
than 50,000 visitors a year and consume large capital and operating subsidies. A few are
popular history-oriented visitor attractions, notably the Renaissance Pleasure Faire and the
Winchester Mystery House (estimated at over 500,000 per year, with a $13 adult admission
charge).

Expressions of Interest: Both Federal maritime museums in the Bay Area have space needs
which could be satisfied within portions of the proposed Mare Island Historical Park. The
San Francisco National Historical Maritime Museum has an immediate need for drydock and
wood shop space in order to service historic vessels docked in San Francisco. The Treasure
Island Museum may need to relocate due to the impending base closure. Depending upon the
reuse plan, the Museum may need to relocate.
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The Living History Centre, a non-profit organization which produces the Renaissance Pleasure
Faire and other history oriented periodic events, has expressed interest in leasing a large,
high-ceiling warehouse on Mare Island.

The scope of the Mare Island Historical Park will overlap with that of the Vallejo Naval &
Historical Museum, so it is important that exhibits and operations be planned to complement
each other.

Conclusions

Based on the above expressions of interest, known models of operations, and market demand
for maritime-related historical districts in the Bay Area, a Historic Seaport District could
result in a truly unique attraction. It is recommended that the Historic Seaport District have
two major components: a National or State Historical Park and a separate portion to be
operated by individual businesses or institutions subject to Historic Landmark regulations.

The National or State Historical Park would be organized around educational and research
functions such as exhibition of historic vessels, equipment, and buildings; demonstration of
shipbuilding craft and technology; exhibition of shipbuilding history (especially Mare Island
history); presentations of living history and other interpretive events; and archival and
publication activities. Facilities needed to support the Park include a working drydock,
workshop, warehouse and marshaling area; vessel exhibit areas: drydock, building way or
wharfside; a visitor center with interpretive exhibit and retail areas, food service, restrooms,
and parking; collection and archive storage; research and curation areas; and parking for
normal weekend (500-1,000) and peak (1,500-2,000) demands.

At full operation, the Historical Park could attract up to 75,000 to 100,000 visitors annually,
which could support 1,500 to 2,000 square feet of retail and food services.

The Park should be organized so that it can attract tenants to provide financial support.
Potential tenants include industrial users such as historic vessel maintenance contractors (to
service San Francisco Maritime Museum vessels). It is likely that these contractor(s) will
also desire to provide maintenance services to modern ferries, tugs, and workboats; there is
sufficient on-going market demand for such services in the Bay Area. Other potential tenants
include historic waterfront and wetlands boat tours and dinner cruises.

In addition to the Park itself, adjacent areas of historical significance could be operated
independently for lodging or institutional purposes. It is likely that these buildings will be

leased by private businesses, and leases should stipulate operation in a manner that enhances
the Historic District as a whole.

The Historical Seaport District will require a managing entity to finance and control overall
development and operations. Examples of such entities include the National Park Service, US
Navy, California Department of Parks & Recreation, or the Vallejo Naval & Historical
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Museum. The Park will also need a community-based organization to provide velunteer
support, community liaison and supplemental fund-raising; examples include the Vallejo
Naval & Historical Museum and the National Maritime Museum Association. Other
operating entities could occupy leaseholds within the Historical Park. Such long-term tenants
and exhibitors could include the San Francisco National Historical Maritime Museum, the
Treasure Island Museum, the Vallejo Naval & Historical Museum, and Living History Centre.

Like most historical attractions of its kind and size, the Mare Island Historical Park is
expected to recover only a small percentage of its operating costs in the form of fees,
concessions and other direct revenues. Both capital costs and operations will therefore
require subsidies. The prospective benefits of a Historic District to the overall base reuse, the
city and the regional economy, appear to justify further planning and development effort by
the City. The ultimate feasibility of the Park, however, will depend upon its ability to attract
Federal or State sponsorship. Prerequisites for such sponsorship will be a persuasive
development plan and a strong showing of community, institutional, and legislative support .

4.2.5 Residential
Overview of Existing Facilities and Reuse Concept

Mare Island currently contains 483 residential units on-site, including 52 single family units
and 431 multifamily units. Twenty-one of the single family units, located in the historic
district of the Island, are large houses built in a 19th Century Classic Revival style. The
remaining single family homes are located in the Farragut Village area and on the southern
end of the Island. The 431 multifamily units, concentrated in Farragut Village and Coral Sea
Village, consist primarily of duplexes with some garden apartments. The Island also contains-
approximately 1,500 dormitory beds in 12 buildings. The off-site Roosevelt Terrace housing
complex, located at the intersection of Highway 37 and Sacramento Street, has another 600
small multifamily units also available for reuse.

In addition to the available housing stock, Mare Island offers several amenities which render
it suitable for long-term housing reuse and new housing development. Portions of the Island
offer scenic views of the City of Vallejo and San Francisco Bay. Both a recently constructed
elementary school and a day care facility are conveniently located on the Island.
Convenience shopping opportunities are also available, and the Island offers abundant active
and passive recreational opportunities including golf, swimming, and tennis (see following
sections of this Market Analysis for discussion of recreational facilities’ future disposition).

A variety of reuse concepts have been proposed for the existing residential housing stock on
Mare Island. Travis Air Force Base, which is facing growth in its associated personnel, has
expressed preliminary interest in occupancy of 400 out of the 431 multifamily units on Mare
Island. The historic single family units offer opportunities for reuse by new residents, for
conversion to bed and breakfast lodging to complement visitor attractions, or as small offices.
The other single family homes also offer opportunities for reuse by civilian occupants.
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Table 4-2: Residential Demand

1994-1995 1995-2000 2000-2005 2005-2010 Total, 1994-2010
Total Units Demanded 555 3,620 985 645 5,805
Single Family Detached 375 2,430 660 430 3,895
Multifamily (a) 180 1,190 325 215 1,910
Owner Renter Owner Renter Owner Renter Owner Renter Owner Renter
Total by Tenure 345 210 2,240 1,380 610 375 395 250 3,590 2,215
By Unit Type & Tenure Owner Renter Owner Renter Owner Renter Owner Renter Owner Renter
Single Family Detached 310 65 2,020 410 550 110 355 75 3,235 660
Multifamily (a) 35 145 220 970 60 265 40 175 355 1,555
Notes:

Demand estimated by taking ABAG projected households and applying to tenure/housing mix derived from 1980 and 1990 Censuses.

(a) For this table multifamily is defined to include single-family attached units.

Sources: Bay Area Economics, based on data from the Association of Bay Area Governments, and the 1980 and 1990 U.S. Census.
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Certain dormitory facilities may be convertible to other uses such as live/work units, student
housing, or office space, while other dormitory buildings are likely not marketable and will
need to be demolished. Most of the units at Roosevelt Terrace are likely not reusable in their
current state, but could potentially be rehabilitated and combined into larger, more marketable
mixed-income housing.

New housing development concepts have also been proposed, including 20 unit per acre for-
sale multifamily housing on the level portions of the southern end of the Island.

Market Demand and Supply

This section forecasts future Vallejo housing demand and evaluates existing and planned
competitive supply in Vallejo to gauge the potential demand for Mare Island’s existing
housing stock as well as for new housing development opportunities.

The Association of Bay Area Governments (ABAG) provides projections of overall household
growth for counties and cities in the nine-county Bay region. Projected growth in number of
households for the City of Vallejo between 1994 and 2010 is estimated at 5,805 units (see
Table 4-2), with a majority of this growth (4,175 units) occurring before 2000.

An analysis of this future Vallejo housing demand by tenure, based on historic tenure patterns
indicates demand for 3,235 owner-occupied single family detached units. To meet this future
demand, approximately 1,000 single family units have been approved for development in the
City of Vallejo, but have not yet been built. In addition, two large projects, Sky Valley and
Glen Cove Landing, contain 2,200 approved single family units that have not been built due
to litigation and/or foreclosure by the Resolution Trust Corporation (RTC). Thus, the pipeline
of approved single family units approaches the demand estimate for this product type for the
next fifteen years. Unless Mare Island could provide a single family product type that differs
substantially from the range of single family housing planned for Vallejo it is likely that
demand for single family housing at Mare Island will be very limited during the foreseeable
future.

A similar demand estimate made for for-sale multifamily housing (e.g., townhouse or
condominium) units indicates demand for 255 units to the year 2000. A review of current
and planned for-sale multifamily supply (see Appendix D) indicates more than 360 new
unsold units of this type currently available within Vallejo; 290 units of this standing
inventory are scheduled to be auctioned in spring/summer 1994. Prices for available for-sale
multifamily housing range from under $75,000 for one-bedroom units, under $100,000 for
two-bedroom units, and $150,000 to $170,000 for three- to four-bedroom units (see A ppendix
4-D). In addition to the available unsold inventory, there are 650 units that have been
approved and not built; however, most of these units are located in Sky Valley, a partially
constructed project that is currently in litigation.
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The strongest unmet demand for new housing units will arise from renter households, which
will need an additional 1,555 multifamily units between 1994 and the year 2010. Demand for
1,115 of these units will occur before the year 2000. A survey of recently built apartment
projects in Vallejo (see Appendix 4-D) indicates that the market is currently experiencing
relatively low vacancy rates (under five percent). Rents for newer Vallejo units range from
about $700 per month for one-bedroom units to $850 per month for two-bedroom units.
There is no known pipeline of planned or approved but not built apartment units in Vallejo;
this situation echoes the experience of many California communities which saw a dramatic
decline in new apartment construction following the 1986 Tax Reform Act, which eliminated
most tax benefits for rental property, making new construction of apartment units
economically unfeasible in most California locations. Mare Island, through its existing
housing stock, offers the opportunity to rehabilitate substantial numbers of existing units.
This opportunity, coupled with strong unmet demand, indicates that the reuse potential of
much of the Island’s (and Roosevelt Terrace’s) existing stock is favorable.

Conclusions

The outlook for existing multifamily housing stock at Mare Island is favorable for conversion
to market rate rental housing, assuming that the units can be economically rehabilitated. It is
recommended that all multifamily units (including dormitory housing) be considered for
conversion to rental housing if Travis does not absorb them through its request.

The 31 units of non-historic single family housing, due to their limited numbers, should be
marketable for sale. Finally, the 21 units of historic housing, well-located in the central part
of the Island, offer opportunities for sale to private residents or for reuse as lodging facilities
associated with the recommended Historic Park (see related discussion).

With respect to new housing development on Mare Island, the outlook for multifamily for-
sale housing, which was recommended for development in substantial numbers at relatively
dense (20 units/acre) configurations in the ULI Panel report, appears to be limited in the near
term due to substantial unsold inventory and planned supply elsewhere in Vallejo. It is
recommended that new multifamily for-sale housing development be considered as a long-
term opportunity (after 2006), and that it be located along the finger piers at the southeastern
part of the Island as part of a mixed-use marina village concept. This concept will enhance
marketability of these new units, as it will incorporate a marina ambiance into the project.
Further, in keeping with the predominately single family character of the Vallejo marketplace,
it is recommended that the new units be configured at densities of eight to 15 units per acre,
enabling substantial portions of the new project to be constructed as townhouses to enhance
marketability. If this approach is taken, the for-sale multifamily units should achieve sale
prices in excess of those currently found in the Vallejo marketplace.

While the proposed concept of new luxury single family homes around the golf course offers

the potential for revenue generation to the City in the form of future land sales, it is not
recommended for consideration in the Final Reuse Plan for several reasons. First, research by
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EDAW suggested that expansion of the golf course from nine to 18 holes (which would be
needed to make the homes marketable) will likely preclude the creation of buildable
homesites due to lack of space. Secondly, if such a development were physically and
environmental feasible, it would most likely require the golf course to be operated on a
private basis, making it inaccessible to residents of Vallejo.

4.2.6 Recreational Facilities

Mare Island presently contains a wide variety of active and passive recreational facilities
including a rifle range, a nine-hole golf course, several indoor and outdoor recreational
complexes, and finger piers with reuse potential as a recreational marina. In general, reuse
concepts for the active recreational facilities have focused on attracting public and private
operators, and making the facilities available for Island occupants, residents of Vallejo, and/or
the regional population. The marina concept was advanced in the ULI Plan as a centetpiece
of a mixed-use new development project with primarily a multifamily residential orientation.

The following discusses each of these facilities in terms of its reuse concept, market demand
and supply factors, and conclusions regarding reuse and/or new development opportunities.

Rifle Range

The Mare Island Rifle Range complex consists of a 600-yard long rifle range and 14 shorter
ranges, plus a small unheated classroom building, storage sheds, and two observation towers.
The facility is frequently used without charge for law enforcement training when not needed
for military training. The Rifle Range has been proposed for reuse as a civilian rifle range
as a facility available for law enforcement training conducted by three community college
criminal justice departments (Napa, Santa Rosa and Los Medanos Community Colleges), and
as a redeveloped active recreational facility (e.g., baseball and soccer fields) to serve the
Vallejo community.

A review of potential revenues and probable operating expenses for the rifle range indicates
that a non-profit operation of the facility may be financially self-supporting. But, conversion
of nearby residential units to occupancy by civilians may not be compatible with a rifle range
having weekend hours, the time when civilians would be most likely to use the facility.

Since the financial and residential compatibility aspects of the ranges’s use is subjective, in
the short term (up to 3 years), the use of the present rifle and pistol range should be
continued. During the three year period, the range operators will develop a plan and
financing to move the range to the southwest part of the Island. Upon relocation of the rifle
range, recommended use of this area will be for other developed recreation, such as play
fields or other facilities.
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Golf Course _

Mare Island currently contains a nine-hole golf course located on the southern portion of the
Island. Current levels of use are approximately 40,000 to 50,000 rounds per year, with fees
ranging from $5 per round for active duty to $8 for guests. Current golf course revenues
total $575,000, and operating costs about $400,000. The Farragut Inn, which serves as a golf
course amenity, is used for social events and currently grosses about $1.2 million in revenue
from catering weddings and parties.

There are several opportunities and constraints which should be noted regarding the golf
course. Plans drawn up by GolfPlan Associates of Santa Rosa in the late 1970s indicated that
expansion of the Mare Island golf course to 18 holes would be feasible from a physical
standpoint.

In order to gauge the potential demand for a new public course on Mare Island, a market
analysis involving definition of the market area, evaluation of existing and planned supply,
and forecast of demand was conducted. For this analysis, the primary market area for golf
courses is defined as Vallejo, Fairfield, Suisun City, and Benicia in Solano County, Sonoma
city and rural Sonoma County, Novato in Marin County, Napa and American Canyon in Napa
County, and Rodeo, Crockett, Hercules, Pinole, and Martinez in Contra Costa County.

There are a total of 15 courses in the primary market area varying between 9 holes and 36
holes. Eight of the courses (all open to the public) existing in the market area were surveyed
for this study (see Appendix 4-E). The service radius for the surveyed courses ranged from
50 to 100 miles. Green fees for the 18-hole courses ranged from $13 to $55 on weekdays
and $16 to $70 on weekends. Demand in the market area, as measured by number of annual
rounds, has been strong. Annual rounds for an 18-hole course varied from 33,000 at Los
Arroyos Golf in Sonoma to 135,000 at the Green Tree Golf Course in Vacaville. There are
two additional 18-hole courses planned or underway in the market area, one at Blue Rock
Springs in Vallejo, and an Arnold Palmer Signature 18-hole course at Sky Valley in Vallejo.
The Sky Valley course is still under construction, although the residential community which
was designed to surround it is locked in litigation and has not been built.

According to the National Golf Foundation (NGF), an average of 23,000 people supports each
golf course in the U.S. However, the population base needed to support a viable 18-hole
course can range from 23,000 to 30,000 residents. Based on estimated 1995 population for
the primary market area (see Table 4-3) and the conservative end of the demand factor range,
the market area will be able to support up to four courses in addition to the existing and
currently planned courses. As population continues to increase in Vallejo and surrounding
communities, golf course demand is will also grow.

Thus, demand for the existing as well as an expanded public course at Mare Island appears to

be strong, and is recommended for interim leasing during the near-term (before 1996) to the
IDC.
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Table 4-3: Golf Course Demand

TOTAL 1995 MARKET AREA POPULATION (a) 556,000
Population per Course (b) 30,000
Gross Golf Courses Demanded 18.5
Existing Golf Courses (c) 13.5
Planned Courses (c) (d) 2
Additional 18-Hole Golf Courses Demanded 3

(a) Market Area inciudes the foilowing areas as defined by ABAG:

Solano County

Vallejo 125,300

Fairfield 95,000

Suisun City 27,200

Benicia 28,700
Sonoma County

Sonoma 9,200

Rural Sonoma Valley 30,600
Marin County

Novato 56,000
Napa County

American Canyon 8,900

Napa 72,600
Contra Costa County

Rodeo-Crockett 12,100

Hercules 19,900

Pinole 28,200

Martinez 42,300

(b) from Urban Land Institute.
(c) Existing courses converted to 18-hole equivalents.
(d) See'Appendix E.

Sources: Bay Area Economics; ABAG Projections ‘94; Urban Land Institute.
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It is anticipated that an operator would be able to pay approximately $300,000 per year for a
ground lease for the golf course, minus the amortized cost of improvements (if paid by the
operator) to expand the existing nine-hole course to 18 holes. This estimate is based on
review of a similar ground lease from the City of Walnut Creek to an operator for an 18-hole
course.

Marina

Like all marinas in the region, Vallejo's existing marina currently has a high vacancy rate
because of a region-wide softness in the marina slip market. A Mare Island marina
development should therefore be considered as a long-term opportunity, and should be
developed in connection with new land-based development.

Most marinas cannot be expected to generate significant profits unless their capital costs are
very small. However, when they are developed as part of larger projects such as marina-
oriented residential development, they can be considered an amenity whose cost can be
recouped in the form of a premium on residential unit sale prices/rents.

There is space between the finger piers on Mare Island for up to 400 berths in a conventional
comb-shaped floating dock arrangement. Given a surplus of space (see below), a more
flexible, attractive, and economical arrangement would be to install floating docks with
power, water and lighting alongside the finger piers so that boats of different lengths can be
moored bow to stern. Approximately 160 boats could be moored at the finger piers in this
configuration, and the layout could be densified later if sufficient demand emerges.

While conventional marinas cost up to $30,000 per berth (Vallejo Marina, Unit 2, 1991), for
the concept described above, without showers, laundry, harbor office or bathrooms and with
the use of existing concrete finger piers for vehicular access and lateral support of the floating
docks, gross costs of $10,000 per berth are assumed. It is assumed the $800,000 capital cost
would be funded by the residential development, which would be justified economically if it
adds $1,200 per housing unit to market value.

Operating and maintenance costs other than dredging and fuel purchased for resale average
$900 per berth at Vallejo Marina and should be similar here, totalling $72,000. Dredging at
$2.50 per cubic yard would add costs of $100,000 per year.

Rental rates for new, good quality berths in the Vallejo-Benicia area are now $5.00 to $5.50
per foot per month. Assuming an average length of 40 feet, revenues would be $230,000 per
year gross and $58,400 per year net at full occupancy. Net operating revenues would be
negative below 75 percent occupancy. The marina therefore does not appear able to support a
significant ground lease payment.

In conclusion, a small private marina is recommended as a value-enhancing adjunct to
residential development with the understanding that high vacancies may be experienced
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initially due to the large surplus of marina berths in the area. An initial unit of 80 berths,
using two of the four basins, should be ample to meet island resident demand. A marina this
small cannot support a full-time staff is proposed to be managed by the same entity as the
housing.

Parks and Recreational Facilities

Mare Island contains numerous indoor and outdoor recreational facilities including 27 acres of
parks and playing fields, and 249,000 square feet of indoor recreation space with 900-seat
theaters, swimming pools, gymnasiums, racquetball courts and fitness centers (housed
primarily in Rodman and Owen Centers). A unique historic feature of the Island, Alden Park,
contains a collection of exotic plants from around the world. Other facilities include a field
house saddle club, a hobby shop, substantial open space in the “Hill” area, and numerous
wetland areas along the southern and western portions of the Island.

The total of all outdoor and indoor recreational facilities represents a surplus for expected
future Island resident and worker populations. However, there is a regional need for
additional parks and playing fields.

Proposed reuse concepts have included extensive preservation of existing Alden Park,
development of new public parks, and preservation of open space, including the Hill Park
(approximately 150 acres). Proposals have also been made for development of Pier 35 for
public fishing, maintenance of the existing equestrian center, and open space use of existing
wetlands. Rodman Center has been proposed for retention as a public recreation facility.

A new outdoor recreation-sports complex has also been suggested to meet region-wide needs.
Additionally, wetland restoration and habitat improvement projects have been proposed, which
can not only provide open spaces for the Island and the region, but may serve as a source of
mitigation offsets for development elsewhere on the Island.

Many of these reuse proposals complement other existing and planned development
envisioned for the Island. It should be noted, however, that meeting Island and regional
recreational needs will probably not create revenue-generating uses; reuse of the recreational
facilities and new sports development should be carefully balanced against financial viability
of the Island as whole.

4.2.7  Educational Facilities

Overview of Existing Facilities and Reuse Concept

Mare Island currently contains the Combat Systems Technical Schools Command, housed in a
variety of historic and non-historic structures totalling 477,500 square feet. This campus-style
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facility contains classrooms, meeting rooms, office space, and limited dormitory facilities in
an attractively landscaped setting.

Reuse concepts proposed for the educational facilities have included attraction of a university
extension, private college, vocational school, or consortium of secondary educational
institutions. In addition, the following concepts have been considered for this report:

. Corporate Training - A number of private corporations in the Bay Area
utilize training facilities for skill improvement and enhancement.

o Union Training - Labor organizations offer training classes in leased facilities
and sites for members in Northern and Southern California. They also sponsor
youth training programs. In another example, the Oregon, S.W. Washington,
Utah, and Southern Idaho Laborers Training Trust, in cooperation with the
Associated General Contractors, has reused the former Adair Air Force Station
at Corvallis, Oregon to continuously retrain and certify nearly 1,200 highly
skilled construction workers in the Pacific Northwest every year. Mare Island
presents an attractive opportunity for such training facilities.

o Research - A major educational institution can utilize the current facilities for
research. In addition, the Mare Island ecosystem provides an unparalleled
opportunity to investigate the effects of contaminants on wetlands. The Island
encompasses over 3,000 acres of wetlands, with partial contamination as well
as habitats for a variety of endangered species. The contamination also makes
Mare Island an ideal field site for the application of environmental remediation
technologies developed by research institutions and industry.

Market Demand and Supply

Overall growth trends for institutions of higher education (e.g., universities, colleges, and
community colleges) for California suggest that future market demand may be experienced for
an educational facility on Mare Island. From 1988 to 1990, enrollment at these institutions in
California increased only about one percent, from 1.754 to 1.77 million. Several universities
in California, although currently experiencing shortages in operating funds, have embarked on
long-term campus expansion; the University of California is proceeding with a Central Valley
campus planning effort, and California State University is conducting preliminary campus
planning for a new facility on the site of Fort Ord in Monterey County. In addition, U.C. San
Francisco is currently seeking additional laboratory space (albeit within the borders of the
City of San Francisco), and the U.C. Berkeley campus continues to complete new building
construction at its Berkeley site. Due to expected increases in statewide population, it is
anticipated that institutions of higher education will expand over the long term.

Expressions of Interest: Several educational institutions have expressed interest in reusing the
Combat Systems facility. A consortium of education institutions have proposed a
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collaborative Mare Island Collage and University Center on Mare Island. As a component of
the consortium’s efforts, U.C. California at Davis (UCD)is proposing to establish a University
of California Mare Island Research Site (UCMIRS) to support basic and applied research in
wetlands ecosystems, environmental toxicology, materials science, genetic engineering, and
environmental remediation technologies. The University is also interested in potential
collaboration with industry in the areas of areas of environmentally-sensitive electroplating,
polymer science and technology, biotechnology, and environmental remediation.

UCD is interested in Mare Island because of the presence of equipment and buildings, access
to tidal and non-tidal wetlands, and the proximity of the site to the region’s existing education
and research communities. The overall approach to building UCMIRS programs would be
through individual investigators securing funding for specific research projects. UCD
anticipates that its initial infrastructure needs will be minimal; additional infrastructure would
be developed as needed.

Conclusions

Although the ideal reuse of Mare Island’s educational facilities may be as a university or
college campus, the number and financial shortages facing existing educational institutions in
the Bay Area will probably limit this possibility. In the short term however, the Mare Island
College and University Center provides an opportunity to develop an educational presence on
Mare Island.

The consortium of public education institutions, unions, and specialized research facilities
which focus on unique attributes of Mare Island, such as that proposed by UCD, represent a
more feasible education-related reuse option. The proposed educational facility would
dovetail with other training and re-education activities which could take place on the Island,
spurring future collaboration with private industry.

Other corporate and union training facilities, such as those described above, also will likely be
attracted to Mare Island facilities, provided costs to rehabilitate the structures do not exceed
purchase or lease opportunities available elsewhere.

4.2.8 Retail
Overview of Existing Facilities and Reuse Concept

Mare Island currently contains approximately 125,000 square feet of retail space, including
the Navy Exchange, the Commissary, a McDonald’s, the Farragut Inn, a gas station,
Destinations (an entertainment and travel service), and related retail designed to serve on- and
off-base personnel. The retail facilities are concentrated on the northern end of the Island,
and are not well-located to serve existing housing units at Farragut and Coral Sea Villages.

c:\docs\final\II_4 4-34 July 26, 1994



Proposals for retail space have included retaining all existing retail as well as adding retail
uses to serve visitors to the historic district, and future residents of the southern part of the
Island. Region-serving retail has also been suggested.

The following describes the expected viability of both region-serving and local-serving retail
facilities.

Market Demand and Supply

The market demand and supply analysis for retail reuse and new development opportunities
on Mare Island involved exploration of both region-serving and local-serving retail. Region-
serving retail depends on attracting shoppers from a 20 minute or greater distance, and
typically involves comparison or value-priced shopping goods. Local-serving, which offers
convenience goods and services such as groceries, hardware, and dry cleaners, generally
serves a much smaller market area; in this case, local-serving retail is defined as the retail
facilities need to support only the residents, workers, and visitors to the Island at buildout.

Regional Retail Market Analysis: There are three regional malls within a 20-mile radius/25
minute drive from Mare Island which serve southern Solano County and northern Contra
Costa County: Hilltop Mall in Richmond; Sun Valley Mall in Concord; and Solano Mall in
Fairfield. Each mall is anchored by four or five department stores and has between 130 and
150 retail tenants. Regional malls such as these typically require at least a 250,000 person
base within a 20 mile radius. With three malls available, the market area appears to be
sufficiently served.

Value-oriented retailers have mushroomed in recent years in Solano County. In Vallejo, these
retailers include Wal-Mart, Home Depot, Target, and Costco (which is undergoing expansion).
Wal-Mart, Price Club, Toys “R” Us, Home Depot, Target, and K Mart are located nearby in
Fairfield. Vacaville provides a competing concentration of value-oriented retail market with
the Factory Stores at the Nut Tree, Power Plaza, and Vacaville Commons; these three centers
contain 150 retail outlets with major tenants such as Wal-Mart, Sam'’s Club, Target, Mervyn's
and Ross. Proposed expansion of the Factory Stores at the Nut Tree will add 125,000 square
feet of retail space between 1994 and 1998. There appears to be an abundance of established

value-oriented shopping facilities serving the market area which Mare Island would also
serve.

Both regional malls and value-oriented shopping centers require easy access (and preferably
visibility) to major freeways. Since Mare Island does not offer sufficient access, it is not
considered as a suitable site for these types of region-serving retail development.

Local-Serving Retail Market Analysis: In contrast to the unsuitability of Mare Island for
region-serving retail, its future ability to serve local retail demands from residents, employees,
and visitors will be critical to the market acceptance of non-retail uses on the Island. In the
first period of reuse, 1994 through 1996, it is anticipated that retail facilities will be needed to
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serve primarily the new employees in the North Light Industry and Heavy Industry Subareas,
as well as limited retail to serve residents associated with Travis AFB. Between 1996 and
2006, as leasing and sales of property accelerate following base closure, retail will need to be
available to serve visitors the Historic District and newly added industrial, office, warehouse,
and education-related employees. Finally, between 2006 and buildout (estimated at 2026),
additional retail will need to be constructed at the southern end of the Island to serve
expected new residents of the Marina Village Subarea.

Based on a review of estimated buildout population, employment, and visitors, it is estimated
that total retail expenditures on Mare Island will be approximately $17 million per year. This
expenditure will support approximately 200,700 square feet of retail and restaurant space.

To provide this space, Mare Island has been planned to contain three retail concentrations in
the form of small convenience retail shopping facilities. The first will be located at the Navy
Exchange building at the northern end of the Island, which is already configured as a 21,000
square foot shopping center. In addition, the “Destinations” building is recommended for
conversion to a restaurant facility, so that new business coming to the North Light Industry
Subarea have adequate lunch and dinner facilities.

The second concentration is recommended to be located so that convenient access is available
to both Farragut Village and the Historic District; this 40,000 square foot facility will likely
be located in a rehabilitated existing structure. This shopping facility should offer
convenience grocery, take-out food, personal services, and visitor-oriented retail (e.g., small
gift shop).

The third concentration is recommended for eventual construction as a 40,000 square foot
facility in the new Marina Village. This shopping center will feature personal services,
convenience retail, take-out food, restaurant, and marina-related items.

In addition to these three shopping centers, retention of the McDonald's and the Officer's Club
are recommended. Both of these facilities offer a range of food service, and the Officer's
Club is capable of holding banquets and special events.

Perhaps the most difficult type of local-serving retail to provide in new communities such as
Mare Island is supermarkets. While the Island currently contains a supermarket, it serves a
much larger population base than currently resides on the Island; military-sponsored
commissaries typically provide grocery store goods to retired personnel as well as off-base
active duty personnel. At buildout, Mare Island's residential population is estimated at only
5,175, far below the level needed to support a full service grocery store. Most modern full-
service supermarkets are designed to serve a population base of 10,000 to 40,000 within a
one-mile radius. Because there are mainland full service grocery stores available to serve
Mare Island residents, such a facility is not recommended for location on the Island. Instead,
the three shopping facilities described above are expected to contain small grocery stores that
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can meet day-to-day grocery needs; for major food purchases, residents will need-to travel off
the Island.

43 REFINED REUSE PLAN

Based on the market analysis described above, the City and Consultants assessed the
marketability of certain individual buildings as well as existing and newly created (due to
recommended demolition) development opportunities. The City and Consultants then
formulated conceptual market-driven subareas in order to formulate the Final Reuse Plan, as
described below and shown in Figure 4-1.

Following the subarea conceptualization process, assumptions regarding total square feet of
reusable buildings, total acreage of new development sites, and total square feet of demolition
were made. These aggregated building space and acreage assumptions, as well as the
anticipated timing of absorption, are described in summary form in Section 4.3.2.

4.3.1 Recommendations for Subareas

The following subareas are described in numerical order as they appear in Figure 4-1.

Subarea 1: North Light Industry

This area, which currently contains a mixture of industrial, warehouse, retail, and limited
residential structures, offers substantial near-term (1994 to 1996) and longer-term
opportunities. In combination, this area represents an opportunity to create an industrial park
with the competitive advantage of a strategic location at Highway 37. The industrial park

would be general purpose, targeted to primarily light industrial and warehouse users located
elsewhere in Northern California.

Many of the existing buildings are considered reusable, and would likely experience moderate
to strong market demand if rents/sale prices are competitive. A specific listing of the
industrial/warehouse structures considered marketable is included in Appendix 4-G. In
addition, it is recommended that the 21,000 square foot Navy Exchange retail facility be
maintained to provide local-serving retail such as dry cleaning, deli, and a convenience store.
These facilities will enhance the marketability of the industrial park. It should be noted that
the existing Navy Commissary is recommended for retention, but for reuse as a light
industrial building rather than a supermarket. This recommendation is made due to the
expected lack of sufficient market support for an on-site grocery store.

For those buildings deemed not marketable, demolition is recommended, freeing up

approximately 65 acres for new industrial/warehouse/office development over the long-term
(beyond 2006). A fine-grained site planning effort for the entire North Light Industry subarea
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should also be conducted early in the conversion process, so that appropriately-placed
parking, open space, and landscaping can be provided, especially for those structures made
available for interim leasing.

Due to the expected near-term marketability of portions of this subarea, it is recommended
that this area be given high priority for Navy environmental clean-up activities.

Subarea 2: Neighborhood Center

This subarea contains several key indoor recreational facilities as well as a mixture of office
and business service-type facilities. It is recommended that this area be considered as mixed-
use, providing opportunities to live, work, and shop in a pedestrian-oriented district. Except
for near-term reuse of the Rodman and Field House recreational complexes, this subarea is
considered a long-term opportunity (i.e., after 2006). It will include a 40,000 square foot
local-serving retail center to be located in a renovated existing building. This retail center
will serve residents and workers within this subarea, as well as visitors to the adjacent
Historic District and residents of the nearby residential villages.

It is anticipated that substantial demolition and replacement new construction will occur in
this subarea. It is recommended that this subarea be given a low priority for environmental
clean-up, except for the two recreational complexes.

Subarea 3: Mixed Use Office/Light Industry

This subarea represents a challenge for reuse. It currently contains a mixture of historic and
non-historic industrial and office buildings with primarily a waterfront orientation. It is
assumed that buildings in this area could be subdivided and converted to facilities for small
business or business incubators. Possible artists loft opportunities also are present in this
subarea. Models for the kinds of activities envisioned are areas of South of Market in San
Francisco and West Berkeley, where enterprising building owners have subdivided historic
and non-historic buildings of primarily an industrial character to create interesting, visually
appealing loft spaces for a mixture of professional and service businesses as well as continued
light industrial uses. Although specific buildings have not been identified for demolition, it is

expected that significant demolition will need to occur in order to allow sufficient parking and
improve overall character of this subarea.

Although this subarea is considered a long-term opportunity (after year 2006) for purposes of

analysis in this report, it could be marketed sooner. It is recommended for a high priority
clean-up ranking.

Subarea 4: Historic District

This subarea presents a near-term opportunity to combine public historical park activities with
commercial visitor-serving operations to create an enduring visitor attraction. The Historic
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District has been envisioned as having two components: the area adjacent to the waterfront,
including Drydock #land #2, would be devoted to historic and non-historic ship repair and
related interpretive activities, while the Captain’s Row/Alden Park area would provide
permanent historic residences, lodging, restaurant, and/for office spaces and as well as a visitor
attraction to the Chapel and botanical garden in Alden Park.

Demolition in this area is likely to be minimal, due to the presence of numerous historic and
complementary structures. This subarea is recommended for a high priority clean-up ranking.

Subarea 5: Heavy Industrial Area (CIA)

The CIA represents perhaps the greatest marketing challenge as well as opportunity. Given
its status as a major potential economic development asset for the City of Vallejo, it is
considered as a near-term (1994 through 1996) reuse subarea. Certain buildings have been
identified for demolition (see Conclusion for IndustrialfWarehouse/Office section), but the
majority of existing buildings are considered potentially re-usable.

It is recommended that this subarea be given a high priority ranking for environmental
evaluation and clean-up to enhance marketing and disposition. It is also recommended that
the rail lines serving this subarea be maintained and preserved.

Subarea 6: Farragut Village

This subarea contains housing units that may be leased to Travis AFB. This area should be
given a high priority environmental clean-up ranking.

Subarea 7: Developed Recreation

This subarea is envisioned as serving residents and visitors to Vallejo and surrounding
communities in the mid-term (1996-2006). For the first three years after closure, the range is
planned to continue to operate. During this three year period, the range operator will develop
a plan to move the range to the southwest part of the Island. After the range is moved, the
area could provide newly-developed active and passive recreational opportunities such as
baseball and soccer fields. This subarea is recommended to be given a medium priority
clean-up ranking.

Subarea 8: Coral Sea Village
Similar to Farragut Village, this subarea is slated for lease by Travis AFB. It represents a

near-term opportunity for reuse, and should be given a high priority environmental clean-up
ranking.
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Subarea 9: Education/Office -

This subarea contains a mix of classrooms, office space, and residential dormitories in a
campus setting. Both historic and non-historic buildings are located in this subarea. This
subarea will be focused around educational and related office uses in a serene setting,
bringing training opportunities to Solano County residents and workers. In addition, portions
of this subarea may be attractive to conference center operators. It is likely that relatively
large amounts of space will be reused by interested educational institutions, but that further
structural and environmental assessment will need to be completed prior to occupancy. In
addition, the marketability of this subarea depends upon the financing capability of
institutions of higher education.

Therefore, this subarea should be considered as a mid-term (1996 through 2006) opportunity,
and as a medium priority clean-up location.

Subarea 10: Marina Village

This subarea has the potential for creating a lively waterfront community over the long-term.
Market rate newly-constructed multifamily residences, a 40,000 square foot retail facility (new
construction), a recreational marina, and related resident and visitor-serving uses will
ultimately combine to create the Marina Village. Because of a substantial degree of potential
environmental contamination, current limited access, and market constraints, this subarea is
considered as a long-term (after 2006) opportunity. It is recommended for eventual clearing
of all substandard structures.

It is considered as a low priority environmental clean-up location.

Subarea 11: Golf Course

This subarea is recommended for expansibn into an 18-hole golf course serving residents and
workers of the Island as well as Vallejo and surrounding communities. The Officer's Club
will be maintained as a club house facility, but only limited new development will occur.

This subarea is considered a near-term opportunity, and should be given a high priority clean-
up ranking.

Subarea 12: Regional Park

This subarea will draw visitors from surrounding communities and the entire Bay Area to
enjoy waterfront views, restored natural habitats, and equestrian facilities. It is recommended
for consideration as a mid-term opportunity (1996-2006), with a medium priority
environmental clean-up ranking.
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Subarea 13: Recreational/Open Space

Located on a landfill site between active dredge ponds and non-tidal wetlands, this area is
west of the Neighborhood Center accessed via a dirt road extension of A Street. Due to its
distance from the other more developed portions of the Island, this land is proposed for
recreation and/or open space purposes.

Pursuant to environmental clean-up operations, the area would have potential for both passive
and active recreation purposes. The final determination of its long-term intended use should
be based on an Island-wide Specific Plan study of all recreation resources. This area is
considered a long-term opportunity and should be given a medium priority clean-up ranking.

43.2. Quantified Summary of Land Use Plan Assumptions

Based on the market-driven subareas described above, the Mare Island Economics Team
compiled a list of buildings that would be reused by 1996, 2006, and buildout by proposed
land use type, as shown in Appendix 4-G-3. The data was then used by EDAW to quantify
net developable acreage and potential developable square feet on the remaining land available
after accounting for the inventory of reused buildings; these are based on assumptions
regarding standard Floor Area Ratios (FARs).

It is important to note that the estimate of potentially reusable buildings does not represent an
entire review of every building on Mare Island. Where reuse potential was not known, it has
been assumed that the area is redeveloped; in reality some additional buildings would most
likely be reused which have not been identified by this effort.

For this analysis it is important to assume that some existing barracks would be converted to
multifamily uses. In addition, certain buildings have been identified for conversion to retail,
office or other uses. Again, this may not be appropriate for certain buildings. The objective
of this analysis is to quantify an amount of future development that would likely occur given
market considerations rather than detailed building inventories and assessments. Thus, the list
of buildings used for this analysis is meant to be used as a basis for quantifying net
developable acreage rather than a final projection of reusable buildings.

Project Description

Table 4-4 provides a summary of the incremental development assumed to occur by year used
in this analysis. In general, only existing buildings are assumed to be reused by 1996 and
2006; new development is assumed to occur after 2006. In reality, some new development
may occur before 2006 if sites can be remediated and sold.

Industrial Uses: By 1996, about 700,000 square feet of existing industrial and warehouse

space is assumed to be absorbed. By 2006 this amount increases to about 1.95 million square
feet. Including redevelopment potential in areas designated for industrial use, a total of about
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Table 4-4

Summary of Incremental Development by Land Use and Analysis Year

Mare Island Reuse Study

Incremental Development by Year (1) Total
Land Use Category 1996 2006 Existing-2026 New-2026 Reuse Plan
Non-Residential Uses (sqft)
Heavy Industrial 291,200 514,200 128,900 0 934,300
Light Industrial 178,500 305,500 117,200 1,462,045 2,063,245
Warehouse 234,200 428,900 122,000 500,000 1,285,100
Office 169,600 360,000 114,300 192,000 835,900
Retail 61,100 59,600 ' 0] 80,000 200,700
Education 0 477,500 0 0 477,500
Total Non-Res. Space 934,600 2,145,700 482,400 2,234,045 5,796,745
Residential Uses (units)
New Condos 0] 0] 0] 800 800
Existing Duplexes 431 - 0 0] 0 431
Existing Single Family Units 52 0] 0] 0] 52
Multi-Family Units (Rehab) 0] 470 0 0 470
Live/Work 0 43 40 0 83
Total Dwelling Units 483 513 40 800 1,836
Dormitory Beds 0] 802 0 0 802
Civic/Recreation/Open Space (acres & sqft)
Golf Course 157.0 0.0 0.0 0.0 157.0
Developed Park 77.6 53.0 0.0 0.0 130.6
Regional Park 150.0 - 0.0 0.0 0.0 150.0
Wetlands 2,000.0 ,22.6\ 0.0 0.0 2,022.6
Total Acreage 2,384.6 (756 > 0.0 0.0 2,460.2
Civic/Recreation Space 154,850 26,900 0 0 181,750
Marina-slips (11.3 acres) 0 0 0 100 100

(1) All uses up to 2006 are assumed to utilize existing buildings.

Sources: EDAW,; Bay Area Economics; Economic & Planning Systems, Inc.

Economic & Planning Systems, Inc. 5/20/94
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4.3 million square feet of heavy and light industrial and warehouse space is estimated to be
used by buildout. About 2.34 million square feet of this space would represent reuse of
existing buildings.

Retail and Office Uses: By 1996, the Naval Exchange Store, gas station, McDonald's, golf
club house and the Farragut Inn are assumed to be operating; this would total about 61,100
square feet. Whether McDonald’s would continue to operate their current restaurant is
uncertain but it is assumed some kind of fast-food business would locate in this building.
The building identified as the Navy Exchange Store has been subdivided into several small
shops. It is assumed that this building could house a convenience store and other personal
services such as a laundry, or dry cleaners.

The Farragut Inn is assumed to be in operation given that this facility represents a unique
asset for large banquets, wedding receptions and group presentations, which is not available
elsewhere in the City. Thus, it is assumed that this facility in conjunction with the Chapel
would be operating at base closure.

At buildout, a total of about 200,700 square feet of retail is forecast to be developed. This
would include new retail totaling about 40,000 square feet in the Marina Housing District and
40,000 near the existing Farragut Village. It is not known how much retail space would be
developed within the Historic District by the Park Service and thus, this space is not included
in the total.

Some existing office space should be taken by other federal agencies though the conveyance
process. It is assumed that about 170,000 square feet would be used by 1996. By 2006, an
estimated 530,000 square feet is assumed to be occupied; however, not all of this space would
necessarily be occupied by federal tenants. At buildout Mare Island is assumed to have a
total of about 835,900 square feet of office space, including both new and existing space.

Residential Uses: At 1996, it is assumed that Travis Air Force Base would lease about 400
of the existing duplex units on the Island; Travis has indicated that they would not be
interested in using any of the existing historic or single family housing on the Island. There
are an estimated 431 duplex units on the Island; the remaining 31 units are assumed to be
leased by the IDC to the public. In addition, all existing historic single family housing is
assumed to be leased by the IDC for housing in the interim years for this analysis; some of
these homes could convert to private or non-profit office space, bed and breakfasts or other
non-residential uses. However, a more detailed market analysis of these homes is required to
determine the potential for conversion.

Currently, there are about 1,500 dormitory beds on the Island, in approximately 12 buildings
that could be reused. The Navy has identified several existing barracks buildings that are
unusable and not worth renovating. This analysis assumes that these building would be
demolished and these beds are not counted in the inventory. Some of the barracks buildings
are assumed to be converted to multifamily units, which would eliminate about 697 beds
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Thus, there are 802 beds that are assumed to be reused in some fashion. About 500 of these
beds are part of the education complex; the other beds are located in four buildings in other
parts of the Island.

In the Marina Housing District, about 800 new residential condo units are assumed to be
developed at a range of from 8 to 15 units per acre. This is the only area assumed to have
new residential development on the Island.

Currently the Navy owns 600 multifamily units in Roosevelt Terrace, which are not located
on Mare Island but in the City of Vallejo, located at the intersection of Highway 37 and
Sacramento Street. For this analysis, these units are counted but assumed to be reduced to
300 after renovation and reuse; the Urban Land Institute recommended that every other

~ building be demolished to lower the overall density of the project. It is assumed that the IDC
would not own these units but would first try to sell the property to a private developer.

In total at 1996, about 483 residential units are assumed to be occupied; by 2006, this figure
would increase to about 996, and at buildout, about 1,836 units would be part of the Reuse
Plan.

Recreation, Civic, Park and Open Space Uses: Most of the existing buildings and park
acreage are assume to be reused. It is not certain which public entity or non-profit
corporation would operate the parks and recreational facilities.

The gym and recreation facilities associated with the education complex would be retained for
a new educational user; other facilities such as the Rodman Center, field house and theater
would be used for public recreational activities. No new recreation or civic space is assumed
to be constructed per se except that associated the Historic District and any structures
associated with new ball fields and a new adult sports complex.  This analysis assumes that

an Adult Sports Complex is part of the Reuse Plan and is included in the 90 acre plots (Area
13).

Pier 35 is assumed to be converted to a 12.6 acre fishing pier/park. The existing hill/open
space area at the southemn end of the Island is assumed to be developed into an 150 acre
regional park; this park would be passive in nature and include trails and picnic tables. The
existing ball fields, historic parks and other parks are assumed to be used in their current
capacity. Where possible new ball fields are assumed to be developed around existing ones.
After the first three years of closure, the rifle range is assumed to be converted to either ball
fields, a developed park or the Adult Sports Complex and in the long run would not be used
as a rifle range, given the potential land use conflicts with the surrounding residential uses.

Some of the identified wetlands, excluding the dredge ponds, would be conveyed to the San
Pablo Bay Wildlife Refuge, which is part of the U.S. Fish & Wildlife Service (USFWS). The
USFWS has indicated that it would like to develop a wetlands observation center on the
Island. This facility is assumed to be located in Building 501. The dredge ponds would be
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retained by the City and are assumed to be operated by either the City or IDC as a separate
enterprise fund (see Section 4.8). Existing and future dredge spoil capacity is assumed to be
first used by the Island as needed; any excess capacity would be sold to other cities or
agencies in the Bay Area to help offset Island dredging costs not covered by other agencies.

The golf course is assumed to be expanded from its current 9-hole, 75-acre size to an 18-hole
facility totaling about 157 acres. The marina would be developed with about 100 slips, some
of which would be sized to accommodate yachts over 64 feet. Two finger piers would be
retained for the development of the marina; the use of the other two finger piers has not be
determined. |

Streets and Intersections: According to data provided by Fehr & Peers, there are an existing
18.8 road miles of streets on the Island. By 2006, given the development levels assumed, an
additional 2.8 new road miles would need to be added. By buildout, there would be a total of
25.8 road miles of streets on the Island or about seven new miles over the existing condition.

Currently, there are five signalized traffic intersections on the Island and one pedestrian
signal. At 1996, one new signalized traffic intersection would be required; by 2006 another
five new intersections would be required; and at buildout, a total of 14 signalized traffic
intersections would be required or nine new intersections on the Island.

Net Developable Acreage and Square Feet: As shown on Table 4-5, a total of 229 acres are
assumed to be redeveloped with new uses. Applying conventional Floor Area Ratios (FARs)
to the developable acreage by land use indicates that, at buildout, approximately 2.2 million
square feet of non-residential space will be developable, as well as 800 residential units.
Certain subareas are assumed to not have any new private development, including the
Historic, Education, Coral Sea Village, and Farragut Village.

44 ORGANIZATIONAL FRAMEWORK

The preceding section establishes the basic land use plan for Mare Island. This next
discussion considers several organizational models for implementing this plan. Although
there are several different organizational structures that could be appropriate, any of these
models must accomplish the following: (1) attract the new civilian tenants; (2) receive title to
the Mare Island property (or major portions) from the Navy; (3) maintain the common
facilities, roads and utilities; (4) plan and finance the improved public facilities; and (5)
provide the long-term property management for the former Shipyard facilities.

In contrast with many municipal activities across the country, the management of a former
military base must be conducted on a competitive, bare-bones basis that will be responsive to
new private sector tenants. The Mare Island land and buildings must be competitive with
other private sector office and industrial parks throughout the region. At the same time, the
Mare Island management entity should not duplicate and should, in fact, work in close
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Table 4-5

Net Developable Acreage by District and Land Use

Mare Island Reuse Study

Net Developable Acreage by Land Use

Light Heavy .

District Residential Retail (2) Office (2) Industrial (3) Industrial Warehouse Totals
FAR Assumption (1) 0.25 0.25 0.30 0.30 0.35

Northern Industrial Area 32.8 328 65.6
Neighborhood Center 11.0 11.0
Mixed Use District 6.6 52.8 59.4
Farragut Village 0.4 0.4
Historic District 0.0
Heavy Industrial (CIA) 20.8 20.8
Coral Sea Village 0.0
Education 0.0
Marina Housing 71.2 - 04 71.6
Total Acreage 71.2 0.7 17.6 85.6 20.8 32.8 228.8

(1) 37.9 acres are assumed to develop at 8 units per acre and 33.3 at 15 untis per acre.

(2) Retail and office could be new development or rennovated existing buildings.
(3) Light Industrial FAR in the North Industrial Area is .35.

Sources: EDAW,; Economic and Planning Systems, Inc.

Economic & Planning Systems, Inc. 5/20/94
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concert with the existing City of Vallejo economic development and community development
programs.

The Mare Island project should be professionally managed and should be guided by a public
management body - responsible to the City of Vallejo -- that will anticipate major changes in
the region’s economy and will guide the attraction of major new employers as well as new
economic activity to the Island.

44.1 Organizational Models

There are four general organizational models that have been successful on a nationwide basis
in guiding the civilian reuse of former military bases. The purpose of this section is to
describe these various organizational structures and to summarize their strengths and possible
weaknesses in managing the specific Mare Island properties for the future of Vallejo.

Internal City-Management Model

Some communities have integrated the management of the former military base within an
existing city department. For instance, the City of Bangor, Maine undertook the reuse of the
former Dow Air Force Base (AFB) in 1968 as the City’s new municipal airport and a trans-
Atlantic flight services and customs facility. The Airport Committee of the City Council
hires the airport manager; the Committee also provides the policy guidance for the airfield
operations/development at Bangor. The City Director of Economic Development assists the
airport manager in attracting new tenants.

As another example, the Assistant City Manager for the City of Tustin is managing the
redevelopment of the former Tustin Marine Corps Air Station in Orange County, California as
a new mixed-use office/commercial/residential project. The City planning department
provides the full range of support to the Assistant City Manager. Tustin plans to acquire the

property from the Navy and to then “compete” major blocks of property for private
development.

If the "Internal City-Management Model” were to be adopted for Mare Island project, this
organizational model would suggest that the base reuse effort would be assigned by the
Mayor and City Manager to the Director of Community Development and his or her staff.
This approach would have the following strengths and potential weaknesses for the reuse of
Mare Island:

Strengths:

° There would be a clearcut assignment of responsibility within the City
Government and the resulting elimination of any possible future conflict over
the promotion, development, and management of the property.
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Potential Weaknesses:

o It would be difficult to bring outside private business leaders into the reuse
process and into attracting new business prospects. '

o The operating and infrastructure costs for Mare Island would likely appear as
an element in the City of Vallejo Budget -- with limited opportunity to manage
the property on commercial maintenance standards.

o It may be difficult to retain “least-cost” bare-bones commercial operating
standards over the years.

o There may be limited ability to secure long-term capital financing for public
improvements, aside from pledging the “full faith and credit” of the City.

Joint State-Local Commission or Authority Model

The financial constraints on local government during the past decade have produced a new
joint state-local organizational form for Pease AFB in New Hampshire and at Fort Devens in
Massachusetts. Essentially, the local cities or towns were asked to assign development
responsibility voluntarily to the Pease Development Authority and to the Devens Enterprise
Commission in exchange for the state financing the reuse effort.

New Hampshire provided $50 million in Government Obligation bonds and $150 million in
revenue bond authority for initial financing at Pease AFB; Massachusetts has appropriated
$200 million in General Obligation (G.O.) bonding authority for the reuse of Fort Devens. A
similar state-dominated process was initiated by Rhode Island at Quonset Point and Newport
following the base closures in April 1973.

In view of the extraordinarily difficult budget constraints being faced in California and the
desire to preserve the City of Vallejo independence, this model does not appear relevant to
the reuse of Mare Island. No further discussion of strengths and weaknesses appears
warranted.

Local "Authority" or "Commission" Model

Many communities have created “redevelopment authorities,” housing authorities, economic
development commissions or airport authorities to guide the reuse of former bases nationwide.
The authority members are typically appointed by the local govemning body and often include
both public and private sector members. The authority then hires an executive director and
provides the policy guidance for managing and developing the property.

For instance, the Blytheville-Gosnell Development Authority provides the policy oversight for
the former Eaker AFB in Arkansas. Authority members are appointed by the two cities, the
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county and the State. The Authority initially hired a professional executive director and more
recently retained the former county judge as his successor.

The Williams Partnership at the former Williams AFB in Mesa, Arizona is an
intergovernmental authority comprised of the State, Maricopa County, and five surrounding
cities. The Board members are appointed by the several jurisdictions and has retained a
professional executive director and a minimum start-up staff. The Partnership contracts-out
for services wherever possible, thereby keeping its direct overhead to a minimum.

A local development authority would have the following strengths and possible weaknesses in
managing the reuse of Mare Island:

Strengths:
. Active participation by business leaders would be likely.
. The commission or authority maintenance costs for Mare Island would not be

included in the City Budget.

. There would be a greater measure of freedom from political constraints in
maintaining the Mare Island properties and in approving individual leases.

o There would be greater freedom of operations compared to a city department.

Possible Weaknesses:

o City Council approval would likely be needed for major public infrastructure
improvements and key policy issues.

. It may be more difficult to operate under commercial operating cost standards.
Economic Development Corporation Model

The organizational structure used by communities to provide for maximum business-like
operations and financing at former military bases is a quasi-public economic development
corporation model. A quasi-public non-profit corporation would be structured under the
provisions of Section 501 (c)(3) of the Internal Revenue Code.

The quasi-public corporation differs from an authority in that the corporation is a separate
non-political entity that can technically function like any other private corporation. The
quasi-public corporation can also incur debt for facility improvements.

The members of the Board of Directors would be appointed by the Mayor with the approval
of the City Council. The Board members would be drawn largely from the private sector and

c:\docs\final\lI_4 451 July 26, 1994



would also include the City Manager or his/her designee(s) and at least one other member
appointed from the public sector.

In turn, the Board of Directors would hire the Executive Director for the corporation and
provide the policy guidance for the corporation management of the Island property. Unlike
other organizational entities, the Economic Development Corporation model also allows for
tax-deductible private sector contributions to the reuse process. The model structure also
permits greater flexibility in the future for the corporation to borrow against its assets on the
Island for capital improvements.

The economic development corporation model must be fine-tuned to the local Vallejo scene.
One key element to maintaining a bare-bones operating cost structure will be the management
entity’s close working relationship with the City Department of Community Development. It
will be important for the IDC staff to rely on the City for technical community
development/economic development assistance wherever possible.

The Navy has already transferred its first property from the 1991 closure round at Chase Field
Naval Air Station to a non-profit community economic development corporation in Beeville,
Texas. The Beeville-Bee County Economic Development Corporation (BBCEDC) is a Section
501 (c)(3) entity, which purchased the 400 family housing units at Chase Field. The Mayor of
Beeville appoints one of the seven members of the Board of Directors; the county Judges
appoint another member; the County Community College Board appoints a third member, and
four other business-citizen members are selected at-large. The Beeville Corporation hired its
previous base reuse coordinator as its Executive Director.

The Corporation has been successful in attracting 1,500 jobs to the former Chase Field
facilities, but it functions on a bare-bones operating cost basis. In round numbers, Beeville
spends about $350,000 annually for airport operations, $400,000 in direct facility maintenance
salary costs, and about $250,000 in supplies -- including termite control. The state prison
system provides grass mowing services worth about $100,000 without cost to the Corporation
-- all in relation to the $1.2 million which the Navy had previous allocated to care and
custody costs at Chase Field.

As another example, the Westover Metropolitan Development Corporation manages the reuse
of the former Westover AFB in Massachusetts that was closed in 1974. The Corporation was
formed to “bridge” the boundaries between the City of Chicopee and the Town of Ludlow in
central Massachusetts. Three of the private sector board members are appointed by the
Govemor from the region. The purpose of the Westover corporation was to insulate the base
management from a difficult local political scene and the Corporation has highly effective in
marketing the reuse of the Westover airfield.

Similarly, the “Joint Burlingtons” was created by the City of Burlington and Burlington

Township to manage the reuse of the former Burlington Army Ammunition plant in 1976.
Five private sector members are appointed by the City and five by the Township. The
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Burlington corporation also promotes new industrial sites in the Township as well as
marketing the Burlington “Commerce Square” at the former ammunition plant.

There is one minor lead-time consideration in creating a non-profit economic development
corporation: the time period (about six-months) involved in securing IRS review of the
corporation by-laws. This IRS review period, however, will not affect the Navy’s ability to
transfer the Mare Island property to the corporation.

The “Economic Development Corporation” model would have the following strengths and
possible weaknesses in managing the reuse of the Mare Island property:

Strengths:
. Maximum ability to function under a least-cost commercial operating standards.

. Greater ability to attract private sector members who in turn can promote the
property for new prospects.

. The Corporation would have the legal authority to accept private sector tax-free
contributions.
. Maximum financial strengths for financing improvements.

Possible Weaknesses:

. Potential conflict in roles with the city administration, unless safeguards on
coordination are built into the corporation structure (not a serious obstacle).

44.2 Recommendations and Implementing Actions

. 4.4(a) Form the Island Development Corporation (Vallejo City Council): The
City Council should take formal action to form the IDC as a non-profit public
economic development corporation that will manage the overall development of
Mare Island properties on behalf of the City of Vallejo.

e~ 4.4(b) Appoint IDC Board of Directors (Mayor and City Council): The Mayor
and City Council should appoint a Board of Directors for the IDC. Appointees
should include various private sector individuals, some of whom are involved
with real estate development.

° 4.4(c) Seek Tax-Exempt Status for the IDC (City staff): Staff should take the

steps necessary to ensure the IDC will qualify as a tax-exempt entity under
provisions of Section 501(c)(3) of the Internal Revenue Code.
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4.5 MARE ISLAND TRANSITION PROCESS

The Department of Defense (DoD) property transfer process for Mare Island and other surplus
base facilities nationwide is in a state of major change as a result of the “Pryor Amendments”
to the 1994 Defense Authorization Act. The new “Interim Final Rules,” issued by the
Department of Defense on April 6, 1994, to implement the Pryor Amendments offer several
major problems to the City of Vallejo and other communities -- particularly those affected by
the 1993 base closure decisions.

The City of Vallejo has already expressed its concemns over these rules, and it is likely that
further rule revisions will be negotiated with DoD to make the property disposal process more
responsive to the City and other communities.

Early job creation at Mare Island will depend largely upon “interim civilian reuse leases”
through the City of Vallejo and its management entity (the Island Development Corporation)
to private sector firms and some public agencies. With the environmental restoration and
clean-up required on the Navy property before transfer, it is likely that interim use leases may
be in place for several years.

This section will describe several options available to the City of Vallejo in leasing and then
permanently acquiring the Mare Island properties from the Navy -- with the objectives of (1)
a least net local cost property acquisition of the Mare Island properties by the City; and (2)
maintaining maximum City control of the transfer process for the purpose of creating new
jobs and new economic activity on the property as soon as possible.

4.5.1 Overview of the Property Disposal Process

Excess and surplus federal lands like the Mare Island Shipyard can be transferred or sold by
DoD and the Navy under the provisions of the Federal Property & Administrative Services
Act of 1949; the 1990 Defense Base Closure & Realignment Act; and the recent Pryor
Amendments to the 1994 Defense Authorization Act.

In general, the available base facilities must first be “screened” for other federal uses (such as
the proposals by Travis Air Force Base and the U.S. Coast Guard) before being declared
“surplus” to federal needs. The suitable property (not identified for federal purposes) is then
made available on a priority basis to “housing-for-the-homeless” providers under the Stewart
B. McKinney Homeless Assistance Act. This McKinney Act screening by the Navy is to
begin in early June 1994. It will be important for the City to work closely with any proposed
McKinney Act providers.

Following the McKinney Act screening period, the City will have a one-year period to
complete its final base reuse plan; the City’s Work Group and the City Council are well
underway toward meeting this planning objective.
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There is a broad range of public purposes for which the Mare Island properties can be
transferred without cost or a minimum cost to public agencies, as follows:

. Education

. Historic Preservation

. Park & Recreation

. Wildlife Preservation

. Public Health — including water and sewer systems

. Economic Development (under the new Section 2903 provisions in the 1994

Defense Authorization Act)

The City can also purchase property through negotiation with the Navy, including purchases
for (and then subsequent transfers to) private sector firms. The City can also request that the
Navy sell individual parcels at open bid sale to the private sector --with the future uses
subject to City zoning. The Navy cannot sell directly to individual private firms without an
open public competitive bid process.

The public benefit conveyance authority for economic development deserves special
discussion because it represents a promising property transfer authority for Mare Island.
Under the authority of Section 2903 of the 1994 Defense Authorization Act, the City of
Vallejo would be eligible to receive title to the Navy property for less than fair market value
or for "consideration,” such as assuming early maintenance responsibility for the property.

Section 2903 was intended to ease the burden on communities, like Vallejo, in acquiring the
former base property for job-producing purposes. The community may receive fee-simple
title to the property and may sell or lease parcels to private sector tenants. The community
must submit a redevelopment plan to the Military Department describing its proposed
economic development and job creation program. The Section 2903 conveyance mechanism
requires that the Navy prepare an explanatory statement for its permanent files indicating why
fair market value was not received. The interim final rules call for the community and DoD

to share in any future net sales or lease profits on a 60 percent (community) - 40 percent
(DoD) basis.

The major problem with the DoD Interim Final Rules, which the City of Vallejo is
commenting upon to DoD, is the requirement that the Military Departments appraise and offer
the property for sale to the private sector during the same period in which the community is
completing its planning process. In addition, the DoD rules do not adequately describe the
community’s capital and operating cost contributions that can properly be deducted in arriving
at the net sales proceeds for distribution between DoD and the community. The clear
definition of allowable city development and operating costs is essential to Vallejo assuming
responsibility for Mare Island properties under Section 2903.
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4.52  Property Acquisition Strategy - New Authority

The recommended or preferred acquisition approach for the Mare Island properties is closely
linked with the operations analysis outlined in Section 4.8 below. The need to maintain a
positive long-term cash flow for the Mare Island properties must also link closely with the
acquisition objectives of securing a least local cost transfer and controlling future leasing and
development of the land.

In addition to the preferred property acquisition approach using the new authority of Section

2903, an alternative approach will also be outlined that applies many of the previous Federal

property transfer authorities, involving public benefit conveyances and extensive purchases or
public bid sale of commercial property.

The preferred acquisition approach anticipates that the major portion of the Mare Island
property can be deeded to the City/IDC at minimum or no cost following the same Section
2903 Economic Development structure described in the Urban Land Institute report. The
basic concept is that the City/IDC should accept title to the entire Mare Island property under
the new Section 2903 authority, except for some very specific public benefit or direct transfer
exceptions, as follows:

o Title to the elementary school grounds should be transferred to the Vallejo
School District by the Department of Education.

o The area needed for an historic ship building and repair activity (Drydock # 1
and #2 and ancillary facilities) could be transferred by the Navy directly to the
Department of the Interior/National Park Service. This area would be

compatible with an adjoining historic district that would be maintained by the
IDC.

. The Coast Guard pier and support facilities and the Fish and Wildlife Service
area would also be leased permanently through the management entity to the
Federal Agency. The federal agencies would not be required to pay rent, but
would be responsible for their pro rata s