Appendix E

Preliminary Master
evelopment Plan




INTRODUCTION

Implementation of the land use development program for Reuse Areas 1B through
10B by the master developer has been planned conceptually to accommodate a set
of physical considerations. These considerations are the subject of various
sections of the Specific Plan, including improvements to the network of existing
streets, appropriate reuse of individual buildings significant to the integrity of the
Historic District, support parking and laydown areas and public area open space
and streetscape improvements. In addition, appropriate land areas for housing to
provide the identified maximum number of new homes for on-Island residents
(1400 units) is provided. :

The preliminary design for the Master Development Plan, illustrated in Figure
E.1, is based on a careful inventory of existing buildings and site conditions and
assumes that all parking is provided by surface lots. It secks to optimize the reuse
of existing buildings and to protect the integrity of the Historic District, as guided .
by Specific Plan goals and policies. The Preliminary Master Development Plan
illustration is a diagram of an initial set of site design concepts for how to best
integrate the projected development program (Table 3.2 of the Specific Plan) into
the existing fabric of the Reuse Areas under the ownership of the Master
Developer, as authorized by the Development Agreement. The one exception is
that the major portion of Reuse Area 9 is to be master planned by Touro
‘University. Only a small portion of Reuse Area 9 which will remain part of the
Master Developer Plan Area is shown as part of the Preliminary Master
Development Plan.

The accompanying table E.1 provides a preliminary tabulation of the proj ected
square footages for the reuse of existing buildings and for new construction by the
Master Developer. The square footages given for new construction are to be
understood only as generalized target numbers used for planning purposes. The
actual building square footages, both for reuse and for new construction, will be
established as part of the design development phase of individual projects, which
are to be submitted as Unit Plans. Therefore, actual individual building square
footages for reuse development or for new construction, when submitted for City
review, may differ somewhat from that given in Table E.1. However, building
square footage development totals for all projects within each Reuse Area will not
exceed the total building square footages in Table E.1, which are consistent with
the land use development program totals for each Reuse Area in Table 3.2 of the
Specific Plan. '

Some identified demolitions may not be required and efforts will be made through
the project design process to.reduce the number of demolitions shown in Table
E.1. These demolitions are also found as part of the List of Recommended
Actions and Treatments attached to the Catalogue of Historic Resources
(Appendix B.3). Fora discussion of the process for demolition approvals, see
Section 8.2.3 of the Historic Guidelines (Appendix B.1).
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Assumptions:

The Navy could operate the Mare Island shipyard facilities in ways that are not
possible for public sector use. Streets could be closed temporarily and used for
operating heavy equipment or for unloading and storing materials. Navy
personnel were specially trained to work safely under conditions that are not
acceptable for a civilian workforce. For example, Navy personnel could be
expected to navigate trucks between buildings where there was only a generally
defined roadway. Rail lines were located within inches of building corners or
facades. Buildings often were altered, moved or even demolished when they
became obsolete or when critical new operations necessitated such changes.

Parking obviously was not the priority that it has become for civilian
development. During the years when the shipyard employed tens of thousands of
workers, ferries and busses provided the necessary transportation to the Island.
People were expected to walk to their destinations after arriving from the
mainland, often by boat, at central locations. Much of the shipyard industrial
development relied on temporary and pragmatic solutions to the need for outdoor
storage areas or turnaround space for heavy equipment.

Land area on an island obviously is limited and shared use becomes a recognized
necessity of daily life. An important consideration for such development becomes
what, for ease of reference, can be called “the island factor,” which simply means
that certain standards for development and use must be different on an island than
they are on the mainland.

Parking Design:

In adapting certain portions of the Master Developer land use areas to private,
civilian uses, one major consideration is that more on-island parking areas need to
be created. In many cases, small, ancillary and often repetitive buildings such as
latrines, storage sheds and bomb shelters must be removed to create surface -

“parking facilities sufficient to support the reuse program that will allow the
retention of a majority of the historic resources on Mare Island.

Creative, “on-island” solutions should be considered, as have been discussed in
the Transportation Section (5.0) of the Specific Plan. Parking shortfalls at one
location can be offset by adjacent or remote parking areas, or where there is a
range of peak demand times, by shared use. Other progressive transportation
management programs and projects also may be used to help reduce the number
of on-site parking spaces required. Under the Specific Plan, parking demand can
be met using a number of alternative solutions when site conditions impose trade-
offs that could otherwise make reuse infeasible. The preliminary master
development plan incorporates such concepts where feasible to reduce the impacts
of surface parking lots.
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Narrow Streets:

Another “island factor” that is a legacy of the Navy’s long occupation is narrow
streets. In order to preserve this very significant characteristic within the Historic
District, the Transportation Section (5.0) of the Specific Plan provides policies for
creating a grid of new connector streets that will more effectively distribute the
increased traffic that is anticipated to result from civilian reuse. In a number of
cases, these connector streets require demolition of existing buildings, some of
which are Notable contributing resources. It should be understood that the street
grid has been designed to impact the smallest number of these resources and that
the grid pattern is essential to the preservation of the existing widths of streets
such as Walnut Avenue, which is a significant feature of the historic setting in
Reuse Areas 2A-5. The Preliminary Master Development Plan sites all new
construction to be responsive to this grid pattern, as directed by the urban design
policies of the Specific Plan, as well as the Design Guidelines for the Historic
District (see 8.4.2).

Lavdown Areas:

A third ‘island factor” is the typical ratio between the ‘footprint’ of an industrial
use building and the adjacent outdoor area used for ‘laydown’ of materials,
maneuvering heavy vehicles and cranes and other operations associated with
industrial land uses, The ‘laydown’ space provided by the Navy for industrial
shipyard activities was much lower than it would have been for a civilian
shipyard, again because of the unique flexibility the Navy had in making adjacent
areas temporarily available when necessary. Contemporary civilian industrial
development typically requires a ratio of building footprint to laydown area of 1:4
or 25%. In more urbanized area, this percentage can be slightly higher, given the
attraction of better access to other related businesses and higher land costs. It is
assumed that the combined benefits of the direct to water and rail transportation,
in addition to the cost benefits of the unique opportunity to reuse existing, very
large industrial buildings, will mean that Mare Island can be marketable for
industrial reuse with laydown ratios that are more in the range of 35%-40%
without having to dedicate portions of the interior building space for laydown use.
However, the less laydown area that is available for an industrial user, the higher
the operation costs will be. Ratios higher than 40% for laydown areas may begin,
even on Mare Island, to make industrial reuse infeasible for many operations.

- Functional Obsolesce:

After a careful inventory of existing buildings, it is clear that not all have
sufficient reuse potential to allow a level of economic development that will
provide the financing for the retention and reuse of the majority of buildings on
the Island. Certain buildings, such as latrines or power sub-stations, were built for
specific purposes that may not have a place in the reuse program, or they have
large open spaces with balconies that cannot be adapted for new use, or they are
located in places where the projected real estate values cannot justify their
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retention, given the limitations of the building design. For all these and other
comparable reasons, some buildings are considered to be completely or partially
“obsolete” for reuse. In some cases, demolition of functionally obsolete buildings
can optimize the reuse potential of a group of contributing resources, often
Notable or Landmark buildings.
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