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9 NORTHERN DISTRICT OF CALIFORNIA

10 OAKLAND DIVISION
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In March 2012, plaintiffs Guidiville Rancheria of California (Tribe) and Upstream Point
Molate LLC (Upstream) (together, Plaintiffs) commenced the above-captioned action (Action)
against defendant City of Richmond (City). The controversy concerns a Land Disposition
Agreement (LDA) and its amendments, between Upstream and the City, the subject of which was
a proposed development of property located at the former Navy Fuel Depot Point Molate in
Richmond, California.

Following the signing of the LDA in 2004 and in accordance with the California
Environmental Quality Act (CEQA), the Court finds that the City conducted a multi-year review
of potential environmental impacts resulting from several proposed projects, including a project
with residential units." In 2011, the City certified a final environmental impact report (EIR) for
potential projects at Point Molate. No party challenged the EIR.

In this Action, Plaintiffs allege, inter alia, that the City breached the LDA; the City denies
Plaintiffs’ claims.

In accordance with the stipulated request of the Parties, and good cause appearing,

IT ISHEREBY ORDERED, ADJUDGED, AND DECREED THAT:

1. Under 28 U.S.C. §§ 1331 and 1362, the Court has jurisdiction over the Action and
shall retain such jurisdiction to enforce this Judgment.

2. The Court expressly finds and determines that the terms of this Judgment are fair,
reasonable and in the public interest.

DEFINITIONS

3. “Judgment” shall mean this Judgment and all exhibits attached hereto.

' The project with residential units analyzed in the 2011 Certified EIR is consistent with
the City’s previously approved Point Molate Reuse Plan, which the City adopted to comply with
the terms of the transfer of Point Molate from the U.S. Navy to the City. The Reuse Plan
expressly contemplates 670 residential units at Point Molate and Alternative D of the Certified
2011 EIR analyzed a project with more than 670 residential units.
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4. “Point Molate” or the “Property” shall mean the approximately 270 acres of
upland and 134 acres” of tidal and submerged real property that was transferred to the City by the
United States Navy in or around September 2003, and the “Remainder Property” transferred to
the City by the Navy in or around September 2009.

5. “Development Areas” shall mean the four development areas shown on Figure 6,
Land Use Areas, Point Molate Reuse Plan (attached as Exhibit A) or any parcel subsequently
designated or subdivided from those four Development Areas subject to the provisions of
Paragraph 20.

6. “Point Molate Reuse Plan” shall mean the Reuse Plan prepared by a 45-member
Blue Ribbon Advisory Committee in or around March 1997, and adopted by the Richmond City
Council in 1997. In 2002, the U.S. Navy published a “Record of Decision for Disposal and Reuse
of the Fleet Industrial Supply Center, Naval Fuel Depot, Point Molate, CA” (67 Fed. Reg. 41967,
June 20, 2002) based on the Point Molate Reuse Plan, which included residential use as one of
three alternatives. A complete copy of the Point Molate Reuse Plan is attached as Exhibit B and
it is also available on the City’s website at

https://www.ci.richmond.ca.us/DocumentCenter/Home/View/7510. The City shall maintain a

hard copy of the Point Molate Reuse Plan for review by the public.
7. “Certified EIR” shall mean the final Environmental Impact Report certified by the
City on or about March 8, 2011, which can be located at

http://www.ci.richmond.ca.us/1863/Point-Molate-Resort-and-Casino, and any and all errata,

addenda or other modifications thereto, and as the same may be amended, supplemented or
updated. The City shall maintain a hard copy of the Certified EIR for review by the public.

8. “Discretionary City Approvals” shall mean all discretionary approvals made by the
City necessary to entitle development and construction of the Development Areas. The

Discretionary City Approvals shall allow for a minimum of 670 residential units and further the

* Any variation of the total acreage shall not alter the Parties obligations regarding the
Property, which the Parties understand to mean the total land transferred from the Navy to the
City in 2003 and 2009.
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goals of the Point Molate Reuse Plan, including preservation of open space and rehabilitation of
the Core Historic District (including Building 6). Those 670 residential units must comply with
the requirements of the City’s inclusionary housing ordinance in effect at this time. That
compliance can be met either by (i) providing within the City the percentage of below market
units presently specified in section 15.04.810.063 of the City’s Municipal Code or (ii) paying an
in-lieu fee, which must equal the amounts presently applied to residential projects within the City.
Discretionary City Approvals includes any additional review and actions required under CEQA,
zoning changes, and general plan amendments, but excludes (1) design review permits and
certificates of appropriateness by the City; (2) ministerial permits provided by the City; and (3)
other approvals or permits provided by any entity other than the City, such as the United States
government, State of California, or regional agencies, such as the Bay Conservation Development
Commission and the Regional Water Quality Control Board. The City shall diligently process
any required design review permits and certificates of appropriateness and ministerial permits to
be provided by the City; and City shall also diligently process and cooperate with all requests for
information that might be required for any other approvals or permits provided by any entity
other than the City, such as the United States government, State of California, or regional

agencies, such as the Bay Conservation Development Commission and the Regional Water

Quality Control Board.
9. “Effective Date” shall mean the date this Judgment is entered by the Court.
10.  “Revenues” shall mean all amounts received or earned by City or Plaintiffs from

the sale or development or long-term leasing (more than one (1) year) of any portion of the
Development Areas, including, without limitation, any amounts received for (i) exclusive rights
to negotiate, (ii) any purchase monies or purchase deposits paid, (iii) any option payments, (iv)
any amounts paid pursuant to a services agreement or any similar one-time payment, or recurring
payments made to City or Plaintiffs by the purchaser(s), developer(s), builder(s) or any
subsequent owner of any portion of the Development Areas or (v) any reimbursement for costs or
expenses incurred pursuant to Paragraph 24. “Revenues” does not include grants,

reimbursements paid to the City or to Plaintiffs by a third party (e.g., developer) for costs incurred
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in the pre-development phase other than costs incurred under Paragraph 24, short-term rental/use
fees collected by the City prior to the sale of the Development Areas, property taxes or other
taxes paid to the City and proceeds received from a financing district.

11. “Customary Fees” means fees paid to City for permits or similar customary
administrative fees, cost-recovery fees, development fees and/or impact fees (e.g., traffic, school
and in-lieu housing impact fees) in amounts routinely charged and similarly collected by the City
on other projects.

12. “Sale” or “Sold” or “Sell” or any similar term relating to the sale of the property
that is the subject of this Judgment, shall mean close of escrow upon which purchase monies are
paid to City or Plaintiffs in exchange for which title to the portion of the property being sold in
that transaction is simultaneously transferred to the buyer(s). The terms “Sale” or “Sold” or
“Sell” shall also include execution of a contract or agreement to sell any portion of the
Development Areas so long as the sale of a substantial portion of any one of the Development
Areas is closed and title transferred within 48 months of the Effective Date, with the
understanding that such contracts/agreements are to facilitate phased developments and must
remain in effect until the final parcel of the Development Area at issue is sold.

13. “Entitlement Costs” shall mean all costs incurred after the Effective Date, which
directly concern the issuance of entitlements and compliance with CEQA, including, without
limitation, the preparation of environmental review documents and costs similar to those
Plaintiffs previously paid prior to completion of the Certified EIR. The City is responsible for
Entitlement Costs and related legal fees.

14. “Pre-Development Costs” shall mean other costs incurred after the Effective Date,
such as surveying and engineering consulting fees, and other costs associated with creating
parcels, escrow fees, and title fees, and legal fees related to the disposition of the property,
including, but not limited to, legal counsel for preparing and reviewing contracts and agreements,
parcel maps, and subdividing and surveying the property.

15. “Net Revenue” shall mean Revenues less Customary Fees and Pre-Development

Costs.
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COMPLIANCE REQUIREMENTS

16. Within 24 months from the Effective Date, in accordance with CEQA and other
applicable law, City shall provide Discretionary City Approvals, as defined in Paragraph 8 of this
Judgment.

17. The Court anticipates and expects that City will receive and consider input from
the public with respect to the future development of Point Molate. Nothing herein shall prohibit
or limit the City from holding public workshops or receiving any other public input with respect
to any future development considered by City pursuant to this Judgment, including selection of a
master developer or developers.

18. Of the approximately 270 acres of upland area, the Point Molate Reuse Plan
designates approximately 30% as Development Areas and 70% as open space, the ratio of which
shall not change. In the Core Historic District (including Building 6), there are 374,572 square
feet of contributing structures (based on the list in Table 3.6-1 and Figure 3.6-6 from the Certified
EIR), all of which shall be preserved for adaptive reuse.

19. City may utilize the existing Certified EIR and prior studies pertaining to the
Property to the extent possible to comply with CEQA.

20.  The Discretionary City Approvals may adjust lot lines as allowed and analyzed
under the Certified EIR, or otherwise to allow for construction of the residential units on different
portions of the Property than is set forth in the Point Molate Reuse Plan and may allow for more
than 670 residential units and non-residential use, insofar as this is consistent with the overall
open space preservation goals of the Point Molate Reuse Plan.

21. Within 48 months of the Effective Date or 24 months of the City issuing the last
Discretionary City Approval, whichever occurs earlier, City must market the Development Areas
for sale to one or more qualified developer(s) or builder(s) using commercially reasonable efforts.
At the City’s discretion, separate portions of the Development Areas may be sold to different
developers or builders to increase the sales price derived from the sale of the Development Areas.
With the consent of the Parties, which consent must be made by a writing signed by all Parties,

Development Areas or parcels may be leased long term instead of being sold. Prior to the Sale of
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the Development Areas, either Party may elect to have an independent, third-party that is selected
jointly by the Parties verify that the subject Sale is fair and reasonable and the product of an arms-
length negotiation, and such verification shall be a condition precedent to completion of such
Sale. The Parties shall share evenly the costs associated with any such verification.

22. Plaintiffs Tribe and Upstream, on the one hand, and City, on the other hand, will
split all Net Revenues 50/50.

23. Within thirty (30) days of receiving any Revenues, City shall notify Upstream and
the Tribe of the amount and source of such Revenues. Within sixty (60) days of receiving any
Revenues, City shall distribute 50% of any Net Revenues via wire transfer into a banking account
to be designated by Plaintiffs in writing within thirty (30) days of the Effective Date, or as may be
designated in writing thereafter by Plaintiffs.

24. City shall bear all expenses of maintaining and securing the Property, until the
Development Areas are sold to a third party.

25.  If'the Northern Development Area, Southern Development Area, Central
Development Area, or any portions thereof, are not Sold within 48 months of the Effective Date
or 24 months of City approving the last Discretionary City Approval, whichever occurs first
(“City Sale Deadline”), Plaintiffs or either of them as designated by Upstream and the Tribe in
writing, shall have the option to buy such Development Area(s) or portions thereof for a purchase
price of $100 per Development Area or portion thereof. Plaintiffs’ option to purchase the
Development Area shall include up to fifty percent of the land-side portion of the shoreline knoll
referenced in the Certified EIR. Promptly after Plaintiffs, or either them, exercise the option
granted herein, City shall be obligated to forthwith sell the parcels identified in the exercise of the
option, or portions thereof, to Plaintiffs, or either of them. Within thirty (30) days of the Effective
Date, City shall cause a memorandum of this Judgment to be recorded on title to the Property,
which shall reference the above-referenced option of Upstream and Tribe.

26.  For each parcel of the Development Area or portion thereof sold to Plaintiffs, upon
a sale by either of them of such parcel(s), Plaintiffs shall pay to the City fifty percent (50%) of the

Net Revenues received by Plaintiffs. Plaintiffs must sell any Development Area or portion
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thereof purchased pursuant to this Judgment within 5 years of the City’s Sale Deadline or 4 years
after the City makes a decision on any additional, discretionary City entitlements concerning any
purchased portions, whichever is later, otherwise the Development Area(s) or portion(s) thereof
revert back to the City, and the City shall pay Plaintiffs $100 for each Development Area or
portion thereof.’ If the City takes back property under this Paragraph, the Revenue sharing
described in Paragraph 22 will still apply, and the City will have an on-going obligation to market
and sell the remaining unsold portions of the Development Areas.

27.  Within thirty (30) days of receiving any Revenue, Plaintiffs shall notify the City of
the amount and source of such Revenue. Within sixty (60) days of receiving any Revenues,
Plaintiffs shall distribute 50% of Net Revenue received by Plaintiffs to the City via wire transfer
into a banking account to be designated in writing by the City.

28.  Upstream and Tribe, or either of them as designated by Upstream and the Tribe in
writing, and any of their transferees, may pursue development of the parcels in accordance with
the Discretionary City Approvals, or may seek additional or new entitlements for the
development of the parcels beyond the Discretionary City Approvals required by this Judgment
that City may or may not grant in its sole discretion. The Parties, and each of them, acknowledge
the Tribe, commencing in 2004 and ending in 2012, maintained an office in Building 123 at Point
Molate.

REPORTING REQUIREMENTS

29.  Absent further order from the Court, the Parties shall provide a joint update to the
Court every 120 days regarding efforts to comply with the Judgment.

30.  Within 30 days of a request made by Plaintiffs, or either of them, the City must

provide Upstream and Tribe a copy of any contracts, agreements or other documents providing

? For purposes of paragraph 26, discretionary City entitlements include any additional
review and actions required under CEQA, zoning changes, and general plan amendments but
excludes (1) design review permits and certificates of appropriateness by the City; (2) ministerial
permits provided by the City; and (3) other approvals or permits provided by any entity other than
the City, such as the United States government, State of California, or regional agencies, such as
the Bay Conservation Development Commission and the Regional Water Quality Control Board.
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for payment of Revenue to City with respect to any portion of the Property that is the subject of
this Judgment.

31. The City must provide Plaintiffs a copy of any agreements the City executes for
sale of any portion of the Property, including the Development Areas, within fifteen (15) days of
the City Council’s approval of such agreement(s).

32. The reporting requirements of this Judgment do not relieve City of any reporting
obligations required by any other federal, state or local law, regulation, permit or other
requirement.

33.  Notwithstanding the foregoing, Upstream and Tribe may use and disclose any
information provided pursuant to this Judgment in any proceeding to enforce the provisions of
this Judgment and as otherwise permitted by law.

AUDITING OPTION

34.  The City shall keep accurate and complete accounting records of all transactions
relating to the maintenance, entitlement, development, sale of, or receipt of funds relating to the
Property, including, without limitation, any records of Revenues or other monies paid to or
received by City relating to the Property, all accounting records, invoices, ledgers, cancelled
checks, deposit slips, bank statements, original estimates, estimating work sheets, contracts or
contract amendments, change order files, insurance documents, memoranda and correspondence.
City shall establish and maintain a reasonable accounting system that enables City to readily
identify City’s costs, expenses, Revenues, and other monies paid to or received by City relating to
the Property.

35.  Upon no less than 30 days’ written notice, and no more than once a year during the
first five years after the Effective Date, Upstream and Tribe and their authorized representatives
may audit, examine and make copies of City’s records kept by or under City’s control relating to
its performance under this Judgment, including, without limitation, records of all Revenues or
other monies paid to, received by, or committed to City relating to sale or development of the
Property. If an audit is requested, City, at Plaintiffs’ expense, shall make its records available for

examination and copying during regular business hours at City’s offices or another location as

Case No. CV 12-1326-YGR -8-
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mutually agreed by the Parties. Excluded from any audit are records protected by federal, state,
and local privilege laws, including any records that would fall under exemptions set forth in the
California Public Records Act.

36.  Costs of any audits conducted under the authority of this right to audit will be
borne by Upstream and Tribe unless the audit identifies City’s failure to disburse more than
$50,000 owed to Upstream and Tribe hereunder, in which case City shall reimburse Upstream
and Tribe for the costs of the audit.

COMPLIANCE WITH CEQA AND OTHER LAWS

37. The Parties acknowledge, and the Court expressly finds and orders, that this
Judgment is not an approval of a project, and the City is responsible for compliance with all
federal, state and local laws, regulations, and permits, relating to the Property, including
compliance with CEQA. This finding and order may be asserted by the Parties as a bar to any
suit challenging the validity of this Judgment.

RELEASE

38.  Upon entry of this Judgment, Plaintiffs, and each of their respective executors,
representatives, heirs, successors, assigns, bankruptcy trustees, guardians, and all those who claim
through them or who assert claims on their behalf, will be deemed to have completely released
and forever discharged City from any claim, right, demand, charge, complaint, action, cause of
action, obligation, or liability of any and every kind, based on an alleged violation of the LDA or
its amendments, in connection with the sale and/or development of Point Molate, and all claims
for monetary, equitable, declaratory, injunctive, or any other form of relief, whether known or
unknown, suspected or unsuspected, under the law of any jurisdiction, which Plaintiffs ever had
or now have, resulting from, arising out of, or in any way, directly or indirectly, connected with
the claims raised in the Action or in the California state court action entitled The City of
Richmond v. Upstream Point Molate, LLC, filed in Contra Costa County Superior Court, Case
No. C11-01834 (“State Court Action”), or claims which could have been raised in the Action or

State Court Action based on or relating to the same facts.
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39.  Upon entry of this Judgment, City, and all those who claim through City or who
assert claims on behalf of City, will be deemed to have completely released and forever
discharged Plaintiffs, and each of their respective executors, representatives, heirs, successors,
assigns, bankruptcy trustees, guardians, and all those who claim through them or who assert
claims on their behalf, from any claim, right, demand, charge, complaint, action, cause of action,
obligation, or liability of any and every kind, based on an alleged violation of the LDA or its
amendments, in connection with the sale and/or development of Point Molate, and all claims for
monetary, equitable, declaratory, injunctive, or any other form of relief, whether known or
unknown, suspected or unsuspected, under the law of any jurisdiction, which the City ever had or
now has, resulting from, arising out of, or in any way, directly or indirectly, connected with the
claims raised in the Action or in the State Court Action, or claims which could have been raised
in the Action or State Court Action based on or relating to the same facts.

40.  As of the Effective Date, all claims asserted in this Action shall be and hereby are
dismissed with prejudice. The Parties further agree that they will dismiss with prejudice the
claims asserted in the State Court Action.

41. The Parties, and each of them, each waive and release any and all provisions,
rights, and benefits conferred either (a) by section 1542 of the California Civil Code, or (b) by
any law of any state or territory of the United States, or principle of common law, which is
similar, comparable, or equivalent to section 1542 of the California Civil Code, with respect to
the claims released pursuant to Section 4.1. Section 1542 of the California Civil Code reads:

Section 1542. General Release, extent. A general release does not extend to

claims which the creditor does not know or suspect to exist in his favor at the time

of executing the release, which if known by him must have materially affected his

settlement with the debtor.

The Parties, and each of them, may hereafter discover facts other than or different from
those that they know or believe to be true with respect to the subject matter of the claims released
pursuant to the terms of this Judgment, but the Parties, and each of them, expressly agree that,

upon entry of the Judgment, they shall have waived and fully, finally, and forever settled and
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released any known or unknown, suspected or unsuspected, asserted or unasserted, contingent or
non-contingent claim with respect to the claims released, whether or not concealed or hidden,
without regard to subsequent discovery or existence of such different or additional facts.

42. The Parties shall bear their own costs of this action, including attorneys’ fees,
except that the prevailing party in any action or proceeding to enforce the terms of this Judgment
shall be entitled to recover, from the non-prevailing party, all reasonable costs, including
reasonable attorney’s fees.

43.  Nothing in this Judgment is intended to limit or expand the Tribe’s right to
continue to pursue its claims asserted in this Action against the Federal Defendants, which
expressly are not resolved herein, or to pursue any lands be taken into trust by the United States
for the benefit of the Tribe, for any lawful purposes. The Tribe will request to license City-owned
or City-controlled property for Tribe use and the City will process that request in the normal
course, in the same manner as other such requests are processed.

NOTICES

44.  Unless otherwise specified in this Judgment, whenever notifications, submissions,

or communications are required by this Judgment, they shall be made in writing and addressed as

follows:

As to Upstream by email: Jim.Levine@upstream.us.com; and
caret@okeefelaw.com

As to Upstream by mail: Jim Levine
Upstream Point Molate LLC
2000 Powell Street, Suite 920
Emeryville, CA 94608
(510) 350-4101

and

Garet D. O’Keefe
O’Keefe & O’Keefe LLP
1068 Cragmont Avenue
Berkeley, CA 94708
(510) 282-0319 (t)

As to the Tribe be email: mdwastenot@gmail.com; and
scottcrowell@clotag.net

Case No. CV 12-1326-YGR -11-
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Guidiville Rancheria of California

P.O. Box 339
Talmage, CA 95481
Attention: Merlene Sanchez, Chairperson

Scott Crowell

Crowell Law Offices — Tribal Advocacy Group
1487 W. State Route 89A, Suite 8

Sedona, AZ 86336

(425) 802-5369 (t)

agonzalez@mofo.com

aamezcua@mofo.com

Bruce Goodmiller@ci.richmond.ca.us
Rachel Sommovilla@ci.richmond.ca.us

Arturo Gonzalez

Alexis Amezcua
Morrison & Foerster LLP
425 Market Street

San Francisco, CA 94105

As to the Tribe by mail:
and
As to City by email:
and
As to City by mail:
and

Bruce Reed Goodmiller
Rachel Sommovilla

City Attorney’s Office

450 Civic Center Plaza
P.O. Box 4046

Richmond CA 94804-1630

45.  Any Party may, by written notice to the other Parties, change its designated notice

recipient(s) or notice address provided above.

46.  Notices submitted pursuant to this Section shall be deemed submitted upon receipt,

unless otherwise provided in this Judgment or by agreement of the Parties in writing.

Case No. CV 12-1326-YGR
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RETENTION OF JURISDICTION

47. The Court shall retain jurisdiction over this Action to enforce the terms of this
Judgment. To avoid doubt, this Judgment applies to and is binding upon the Tribe and Upstream
and the City, and their respective heirs, successors, assigns and future councils for the City and
the Tribe. Consistent with settled law, any change in the composition of the City Council for the
City shall not alter the City’s obligations under this Judgment.

48. This Judgment embodies the final, complete and exclusive agreement and
understanding among the Parties with respect to the agreement reflected in this Judgment and
supersedes all prior agreements and understandings, whether oral or written, concerning
settlement embodied herein. Other than deliverables that are subsequently submitted and
approved pursuant to this Judgment (if any), the Parties acknowledge that there are no
representations, agreements, or understandings relating to the disposition of the Action other than

those expressly contained in this Judgment.

Dated: April 12,201¢ EZ 3 %4 -
NNE GONZALEZROGERS)

UNITED STATES DISTRICT COURT
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FOR UPSTREAM POINT MOLATE, LLC:

Dated: s

Dated 3/30/18

Case No. CV 12-1326-YGR
[PROPOSED]| JUDGMENT

General Manager
Upstream Point Molate, LLC

AS TO FORM:

O’KEEFE & O’KEEFE LLP

-15-

Fes2

Garet D. O’Keefe
Attorneys for Plaintiff UPSTREAM
POINT MOLATE LLC
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Chapter I
REUSE PLAN

A. Introduction

In 1995, the Point Molate Navy Fuel Depot (Point Molate) was listed for
closure and disposition under the Defense Base Closure and Realignment Act
of 1990. The process formally began with the President’s approval on July 14,
1995, and Congressional approval on September 28, 1995. Point Molate
ceased operations on September 30, 1995.

The Point Molate Reuse Plan (Plan) serves as the guide for reuse and
development of Point Molate by establishing a conceptual land use plan that
balances economic needs with community goals and objectives. The Plan
allows for the orderly and phased development of the site for civilian use over
the next 20 years, The Plan, along with the Homeless Assistance submission
and summary of public comments, is required to be submitted to and
approved by the Department of Defense (DOD) and the Department of
Housing and Urban Development (HUD) prior to conveyance of the property
to the City of Richmond.

1. Reuse Vision

Closure of Point Molate offers the City a unique opportunity to take
advantage of the exceptional location and historical attributes of this site. It
also poses a number of challenges. The types of uses that can be
accommodated are somewhat limited because of the steep topography,
vehicular access constraints, contamination from past Naval operations, and
neighboring heavy industrial use.

Point Molate will play an important role in enhancing the economic base of
Richmond, enhancing Richmond’s regional presence, expanding open space
and recreational opportunities, and creating a new City neighborhood with a
mix of uses. The City of Richmond envisions the site recreating the vitality,
commerce, and activity reminiscent of its era as a winery and village. To that
end, the City hopes to:
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* Retain and promote the historic significance of Winehaven and the
other historic buildings on the property;

« Create and attract job and business opportunities;

* Preserve and promote the enjoyment of the natural resources of the
area; and,

» Improve the overall quality of life for Richmond residents.

Potential themes for the reuse and development of Point Molate were
established during a Visioning Workshop held on November 18, 1995
(Appendix A). All of these themes have been incorporated into the
conceptual plan. These include:

» Natural and Recreational Uses
» Education and Research

» Conference Center

» Tourism/Visitor Attraction

* Arts and Cultural Uses

* Business Opportunities

* Reuse of Existing Structures

The overall vision, thematic concepts, and specific recommendations of the
Plan are consistent with President Clinton’s Five Point Plan for achieving
successful conversion and reuse of closing military bases, which emphasizes job
creation and economic development.

2. Point Molate Setting

The Point Molate site covers approximately 290 acres of land above the mean

-~ higher high water line in the Potrero Hills on San Pablo Peninsula on the
eastern shore of San Francisco Bay (Figures 1 and 2). Point Molate is located
in the northwest portion of the City of Richmond and is about 1.5 miles north
of the Richmond-San Rafael Bridge. The site is approximately three miles
from the intermodal Richmond BART and Amtrak Station in downtown
Richmond. Western Drive provides the only road access to Point Molate. It
is directly accessible to westbound traffic on I-580 but only indirectly
accessible to eastbound traffic. The City of Richmond has a 40-foot easement
along the road to the site.

Point Molate is surrounded on the north, east and south by Chevron.
Chevron’s property to the north and south is used to store and transport
petroleum products. To the east, on the other side of Potrero Ridge, is part
of Chevron’s oil refinery, where the more active and intensive industrial uses
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and manufacturing occur. Further east are the industrial and residential areas
of the City of Richmond, the City of San Pablo, and a small section of
unincorporated county land; and to the southeast lies the neighborhood of
Point Richmond. The land uses immediately adjacent to the site also include
a private rifie and pistol range for use by Chevron employees to the north and
the Dutra Materials quarry to the south.

Point Molate’s topography ranges from sea level on the western shoreline to
nearly 500 feet in elevation on the eastern ridge crest. Slopes range from
moderate (0 to 10 percent) to steep (greater than 50 percent). Of the 290
terrestrial acres, approximately 90 acres, or 32 percent of the site, are
developable and generally below a 15 percent slope. Because of Point
Molate’s hillside character, it is highly visible from the Richmond-San Rafael
Bridge and eastern Marin County. Point Molate provides panoramic views of
the northern portion of the San Francisco Bay.

Another distinctive feature of Point Molate is the 1,450-foot pier that extends
into the bay from the central point of the site.

The U.S. Navy (Navy) has used the site and its buildings as a fuel depot since
World War II. Although none of the buildings has been leased by the Navy,
Shoreline Park, located at the southern end of the site, has been leased to the
City of Richmond for the past 20 years and is currently on a month-to-month
lease arrangement with the Navy.

The Navy leases a 10.4-acre parcel adjacent to the northeast corner of the site
from Chevron. Chevron will retain ownership of the parcel. The City has no
plans to lease it.

3. History of the Site .

The history of the site can be divided into five periods: Native American
occupation; Chinese occupation; Mexican occupation; Winery operations; and
Naval operations.

a. Native American Occupation. Between approximately 2,000 BC and
500 AD, the Costanoans (People of the Coast), also known as Ohlones,
inhabited the Point Molate area. The settlement of the Spanish and founding
of the missions led to rapid, devastating reductions of the local Native
American populations due to difficult lifestyle changes and the introduction of
European diseases such as smallpox, influenza, mumps, and syphilis. Point
Molate was eventually claimed by Mission San Francisco de Assis.

1-5
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b. Chinese Occupation. A Chinese Shrimp Camp was established at Point
Molate between 1860 and 1880. As early as 1871, the area had one of its first
industries. Chinese fishermen used bag nets to harvest shrimp from the bay.
The Camp was located at the south end of the site along the shoreline,
extending east of current-day Western Drive. By the turn of the century, the
camp housed between 40 and 100 people in four groupings, all of whom
worked for the Union Shrimp Company of San Francisco. At least five
wharves, 110 shrimp boats, and 25 buildings were present at this camp, which
was prominent enough to be mapped by the U.S. Coast and Geodetic Survey
in 1898 and the U.S. Geologic Survey in 1915. This camp existed until
approximately 1912 when the California Department of Fish and Game
enacted laws (between 1901 and 1911) that restricted large-scale shrimping in
the bay. The laws eventually prohibited the use of Chinese shrimp nets, the
exportation of dried shrimp, and enacted a closed season for shrimping, thus
closing the camp.

c. Mexican Occupation. The Point Molate property was made part of a
Mexican land grant known as Rancho San Pablo and was deeded to the
Castro family. A patent was issued in 1873 by the U.S. government
recognizing title to the land, and in 1893, the land was divided into 200
parcels. Lots 49 and SO were held by Richard O'Neil and A. Maraschi. In the
early 1800s, land at Point Molate was used by the padres of Mission Dolores.
Some years later it became a Spanish Rancho.

d.  Winery Operations. The California Wine Association (CALWA)
operated the largest winery in the state at the site from 1907 to 1919 when
Prohibition forced it to close. The total capacity of the plant was 11 million
gallons. Grapes were brought in from all over Northern California by rail,
crushed and stored on site, and distributed by ship. The complex of buildings
included several wine cellars and warehouses, cottages for the winery workers
and their families, a hotel, a school, a post office, and a steam generating
plant. The Winehaven Hotel, which had 29 rooms, accommeodated tourists.
In 1937, CALWA dissolved and began selling off its holdings. The property
was sold to Santa Cruz Qil and later purchased by the Navy. The "Village of
Point Molate" was placed on the National Register of Historic Places in
October, 1978 (#78000658). The current Historic District encompasses
approximately 71 acres of the site and includes 35 historical buildings.

e. Naval Operations. The Navy acquired Point Molate in 1942 and began
using it as a fuel depot during World War II. The San Pablo Peninsula had
long been used for fuel storage by private parties. The Navy extended that
use to the open lands vacated by the Winery, as well as to lands further south
that had not been part of the Winehaven parcel.

I-6



Case 4:12-cv-01326-YGR Document 361 Filed 04/12/18 Page 36 of 344

BRADY AND ASSOCIATES, INC. POINT MOLATE REUSE PLAN
MARCRH 1997 CHAPTER I REUSE PLAN

By 1944, the Navy had installed 43 underground and 32 aboveground storage
tanks at the site. The Navy also built a new pier on the shoreline and
equipped the area with drum storage areas and rail lines, and 17 miles of
pipelines. The petroleum storage tanks had a total capacity of 1.1 million
barrels (PRC Environmental Management, Inc,, 1996). Between 1949 and
1960, the Navy demolished several buildings associated with the site from its
Winehaven days, including two large-frame industrial buildings, the school
house and the Winehaven Hotel. The Navy also made changes to some of the
remaining Winehaven buildings, primarily to create office space and to modify
the exterior of the residential buildings.

4. Buildings. °

There are 65 standing buildings at Point Molate, at least 47 of which are
within the existing Historic District (Table 1). Of these, 35 are listed on the
National Register of Historic Places, and are considered to be buildings that
contribute to the Historic District. The architecture of the Historic District is
both unique and distinctive of the turn-of-the-century period in which the
buildings were constructed (See Chapter I, Section B.2 for a detailed
description of the buildings of the Historic District). Buildings constructed
during the period of Naval ownership include industrial and warehouse
buildings related to use of the site as a refueling station.

Today, the Navy has only a few grounds maintenance and security personnel
lIocated at Point Molate, based in Building 123. No other buildings are
occupied or in operation.

5. Reuse Planning Process

With the anticipated closure of Point Molate, the City of Richmond
established the City Council as the Local Reuse Authority (LRA} in
September, 1995. The LRA is recognized by the DOD as the official
governmental agency responsible for the reuse planning and disposition
strategy for the Point Molate site.

In accordance with processes suggested by the DOD, as well as its own
policies, the LRA established a 45-member Blue Ribbon Advisory Committee
(BRAC) on October 16, 1995, to help prepare a draft Plan. The BRAC is
comprised of representatives of 2 wide variety of interest groups from the
local community. Its composition is intentionally broad to allow discussion,
compromise, and balance between the social objectives of Richmond’s diverse
population and economic interests. The BRAC is composed of four
subcommittees: 1) Environment; 2) Development Standards; 3) Cultural,
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Table 1
EXISTING BUILDINGS AT POINT MOLATE

Building 1 (Winehaven) Fair to poor, Unreinforced brick, steel 198,865
General Warehouse, Wine beam frame, and unreinforced parapets.

Cellar

Building 6 Yes [ Good to fair - except ceiling of lower 116,196
Administration and warehouse partially collapsed from water

Warehouse, Wine Cellar damage.

Building 10 Yes | Fair to poor with the brick portion in 18,864
Lab, Sampling Equipment better condition.

and Flammabie Storage,

Loading Dock,

Refrigeration Bidg.

Building 13 Yes | Fair - building contains concrete rubble 5,067
Steam Generating Plant and debris.

Structure 14A No |Good. NA
Fuel Dispensing Station

Building 17 Yes | Fair 2,016
Maintenance Storage

Building 18 No | Poor, roof has partially collapsed. 4,800
Storage Shed

Building 21 No |Good, 903
Fuel Laboratory

Building 24 No | Poor. 645
Storage Shed

Buildimg 63 Yes |Good 4236
Fire Station .

Building 68 No | Good, but some cracks on walls and 4,555
Pump House #2 interior paint heavily peeling.

Building 69 No | Good, but interior paint is heavity 4,637
Pump House #1 peeling.

Building 70 No |Fair. 169
Gagers' Gear Locker

Pump House #6 No |Poor. 100
Building 73 No | Fair, 1,000
Water Pump House

Buiiding 76 No | Fair. 1,153
‘Waterfront Operations

Building 77 No |Poor. 1,963
Oil Spill Storage

Building 82 No | Good, but interior paint is heavily 2346
Pump House #3 peeling.

Building 83 No | Good, but interior paint is heavily 1,598
Pump House #4 peeling.

Building 85 No | Good. 1,836
Paint Shop : )
Building 86 No |Good. 561
Pump House #5

1-8
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Table 1 consinued

Building 87 No |Good to fair. 8,900

DVECC Laboratory

Building 88 No |Fair. Floor drain piug is stili intact. 8980

Vehicle Wash .

Buiiding 89 No |Good. ' 7,643

Drum Filling Shed .'

Building 93 No |Poor. Building is overgrown with : 388

Range House vegetation.

Building 94 No |Good. NA

Truck Oil Loading Facility

Building 95 No |Poor io fair. NA

Shed

Building 115 No |Fair. 48

Transmitter Building

Building 118 No |Poor. 366

Storage Shed

Building 123 No [Good. 6,000

Shop

Building 132 No | Unknown. Unknown

Housing: Bldgs 31-60 Yes | Good to fair. 820
to 2,097

Housing: Building 111 No |Fair. Unknown

Garage

Garages: 55, 65, 67, 8O, 81 Yes | Fair Unknown

* NRHP: Contributing Historical Building on the National Register of Historic Places.

Source: PRC Environmentzl Management, Inc., 1996, and JRP Historical Consulting Services,
1996.

Education, Recreation and Open Space; and 4) Marketing and Economic
Development. These subcommittees began meeting on a regular basis in 1995
to develop a policy framework for the Plan.

On January 30, 1996, the Navy published a notice in the Federal Register
listing Point Molate as surplus property. In accordance with the
Redevelopment Act, the City of Richmond LRA then published its Notice of
Interest to solicit reuse proposals from state and local agencies, including
representatives of homeless organizations. The solicitation period extended
from February 16, 1996, to May 16, 1996. From the close of the solicitation
period, the LRA has 270 days to complete its reuse plan.
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The City provided the public opportunities to participate in the Point Molate
reuse planning process. Workshops were advertised, and planning materials
were made available for public review in the City Manager’s Office. As part
of the City’s process for notifying state and local agencies and homeless
providers about the availability of the site, the City also conducted scheduled
tours of the facility. To generate private development interest in the site, the
BRAC and LRA hosted an Open Site Day on October 9, 1996. Invitations
were mailed to potentially interested parties, and the event was advertised in
local newspapers. A panel of real estate developers and land use planning
experts presented their views regarding reuse and development of the site.

In late October, 1996, the LRA contracted with a consulting firm to assist in
the preparation of the Plan. The BRAC completed its draft Land Use
Concept Paper for Point Molate in early November, 1996. With the assistance
of the private firm, the BRAC arrived at a preferred conceptual land use
alternative during a workshop held on November 18, 1996, This alternative
was used as the foundation for the draft Plan,

During that workshop, the BRAC established the preferred alternative as a
mixed-use historical village centered around a winery, with a retreat center,
educational and job training facilities, housing, and light industrial use. The
criteria selected by the BRAC in evaluating the alternatives included the
following:

* Preservation of Open Space and Visual Quality

* Long Term Economic Viability

* Promotion of Public Access and Use

*  Ability to Attract Regional Interest

* Compatibility with Other Proposed Uses

* Promotion of Historic Legacy or Use

* New Jobs Creation

* Minimal Environmental Impacts, Especially Biological
* City Revenue Generation

* Encourages a Mix of Uses

This Plan must be finalized and submitted to DOD and HUD on March 28,
1997. The Plan will be used as the basis for the Navy’s preparation of an
Environmental Impact Statement/Report (EIS/EIR) to assess disposal impacts.
The EIS/EIR is slated for completion by June 28, 1998. The Navy will then
make a Record of Decision (ROD), as to how and when property at Point
Molate will be conveyed.

Concurrent with the finalization of the Plan, a Cooperative Agreement
between the Navy and City of Richmond, which will outline the City’s
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responsibilities until property at Point Molate is transferred, will be
negotiated.

6. Goals and Objectives

The major goals and objectives developed by the BRAC subcommittees to
guide this Plan can be grouped into four categories: economic development,
public benefit, development compatibility, and environmental compatibility.
These are listed below:

Economic Development
*  Seek to attract growth business firms.
* Encourage resident entrepreneurs and small businesses.

* Maintain and increase the number of new and permanent private sector
jobs.,

* Increase investment.
* Encourage intensified economic activity.

+ Attract new business and commercial activities.

Public Benefit

* Promote Richmond as a destination point for non-residents by building
on shoreline, waterfront, scenic, historical and cultural resources.

*  Attract regional interest.

* Develop local and regional strategies.

Development Compatibility
* Provide and maintain public infrastructure facilities.

* Provide adequate transition between residential, industrial and
commercial areas.

* Ensure that industrial use is fully compatible with Historic District and
residential areas.

* Encourage variety in the character of development,

* Improve the aesthetic, cultural, and recreational value of individual
sites.

* Enhance sites or areas of natural or cultural history.

* Encourage residential, commercial, industrial and mixed use
developments,
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Improve the appearance of entrances to communities.

Promote highest and best use of the existing housing and facilities.

Environmental Compatibility

7.

Minimize impacts of future development on natural environment.
Limit new development to areas previously developed.
Preserve hillsides from further development.

Ensure adequate and safe clean-up of contaminated land and
groundwater.

Protect natural resources with emphasis on wetland, riparian habitat
and critical habitat areas.

Identify rare, threatened and endangered species and ensure protection
of them and their habitat.

Preserve visunal access to the bay and other features.
Provide a variety of open space for outdoor recreation.
Control exotic vegetation and restore native plants.

Minimize the risk to people, property and the environment due to fire
hazards, slide areas, and flooding.

Ensure that the production, use, storage, disposal and transport of
hazardous materials within the Point Molate area is minimized and
adequately regulated.

Market Demand

. After the BRAC subcommittees developed their goals and objectives and held
workshops to generate ideas for reuse at Point Molate, the City asked a
private consulting firm to investigate the marketability of three of those ideas
and to comment on the others. The results of this analysis are reported in
Chapter 1II.A. and summarized below. The preliminary market analysis was
used to help establish the reuse program for Point Molate, but because today’s
market will change over time as the Plan is implemented, the
recommendations of the Plan do not strictly adhere to the market study
conclusions. The land use program for Point Molate was intentionally
designed with flexibility to respond to changing market demand.

After the program was fairly well established, it became clear that there was a
strong interest in reviving the historical use of the winery. The firm was then
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asked to conduct a focused marketing study of this particular use. This is also
reported in Chapter III (in Section B) and summarized below.

a. Preliminary Market Assessment of Considered Uses. Developers,

brokers, and other individuals interviewed as part of this study agreed that

. Point Molate's natural setting and scenic attributes are the most important
aspects of the site. The two uses with the strongest and most immediate
market potential were identified as a small meeting center and residential
development. It was envisioned that the existing Winehaven building could be
used as a meeting center, and the existing cottages could provide overnight
accommodations for those attending the meetings. A retreat facility could
take advantage of the potential recreation opportunities and the remoteness of
the site. It would be best directed at the non-profit and public sectors. The
undeveloped portions of Point Molate were determined to be most suitable
for residential development. It was suggested that residential development be
phased, allowing multi-family development in the flat areas near the water at
approximately 16 units per acre, followed by lower density, single family
housing in the hillside areas. The importance of developing attractive housing
in the first phase to set a standard for subsequent development was stressed.
The promotion of "green housing” in support of the site’s open space image
and by integrating residential use with the overall theme of environmentally
sensitive uses was also suggested.

There was less enthusiasm for incubator businesses, offices, light industrial
uses, and live/work space, all ideas that were considered by BRAC as
appropriate uses for Point Molate. The greatest concerns regarding these
options included the uncertain availability of start-up funds, the unknown costs
of upgrading the buildings and infrastructure, the remoteness of the site, and
limited road access. It was pointed out that there are alternative sites in
Contra Costa County with superior access and infrastructure for commercial
and industrial uses. However, it was recognized that there is potential for a
special user more amenable to limited building upgrades and. campus-like
layout, who is less dependent on accessibility. Point Molate’s secluded
location and separation from a dense urban area were perceived as the
greatest constraints to live/work usage. However, there are examples of
remote areas that are popular as live/work or as artist facilities including the
Vulcan Foundry in industrial Oakland, an artist colony in the City of Benicia
and Fort Cronkhite in the Marin Headlands, none of which are located near
mass transit or business districts.
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b. Focused Marketing Assessment of a Winery. The marketing analysis of

a winery was much more positive. In general, small wineries are a strong
market segment in the Northern California wine industry, which is still a
relatively young industry. A majority of the small wineries do not have
vineyards, primarily because of the high capital cost associated with land
ownership, but there is a growing interest in developing vineyards because of
recent shortages in grape supplies. Tasting rooms and other direct marketing
techniques significantly contribute to the sales of wine. The incorporation of
food into the marketing of wine, including associated restaurants,is a recent
upward trend. No lodging has been built directly in association with a winery,
but overnight accommodations are fully complementary. It is believed that
the synergy of a winery, restaurant, retreat center, and on-site recreational
amenities would be highly successful.

The Winehaven building, which is almost 200,000 square feet in size, is more
than adequate to provide for the full spectrum of winery operations including
crushing, fermentation, racking, aging, bottling, distribution, wine tasting and
retail. Wineries range in size from approximately 20,000 square feet to
100,000 square feet or more. A fully operational winery would require large
amounts of water and sewer infrastructure, particularly for the crushing and
pressing processes.

Wine industry employment includes a small number of highly trained and
educated workers and only a moderate number of low skilled workers who are
typically trained on the job. The City could consider requiring the operator to
hire local residents and to provide a job training program.

B. Reuse Plan Components

This section of the Plan describes the types and intensities of land uses
proposed for various locations throughout the site. Eventualily, this
information will be used to amend the City of Richmond General Plan and to
serve as a basis for developing zoning regulations at Point Molate.

The Plan concepts described in this chapter respond to: (1) the goals and
objectives developed by the BRAC for Point Molate, and the findings of the
four BRAC sub-committees; (2) the opportunities and constraints of the
existing site resources, agency regulations and plans, legal encumbrances, and
other conditions (Figures 3 and 4); and (3) a preliminary assessment of
demand for potential land uses in today’s market.
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It is assumed that the Navy will undertake a full environmental clean-up of
the site based on the priorities established as part of this Plan, and that use is
not constrained by either known or unknown contamination. It is less certain
how long it will take to complete the environmental clean-up program;
however, it is assumed that clean-up will be accomplished within another five
years.

The Plan takes into consideration the various regulatory and jurisdictional
agencies that guide land use at Point Molate. Uses proposed in the off-shore
areas, which are subject to tidal action and a State public trust easement
administered by the City, are consistent with those specified in the Tidc}ands
Public Trust Doctrine. Because the land at Point Molate is public, the entire
site falls within BCDC jurisdiction, which designates it as "Waterfront :Park,
Beach." To accommodate all the uses in the proposed Plan, the BCDC San
Francisco Bay Plan will need to be amended. The Plan’s proposed uses
correspond with provisions of the Bay Trail Plan developed by the Association
of Bay Area Governments (ABAG), and East Bay Regional Park District’s
Master Plan. In addition, the Plan responds to pertinent City of Richmond
General Plan policies regarding shoreline, ridgeline, open space, visual
resource, historic preservation, access and existing and proposed zoning
regulations. Upon approval of the Plan, the General Plan will be amended to
reflect residential and other proposed uses instead of the current designation
as Community and Recreational and Marine Industrial.

To some extent, there is incompatibility between Chevron and existing
neighboring residential and commercial land uses, as well as those uses
proposed for Point Molate. Although prevailing winds are to the east, in the
event of an industrial accident, such as an explosion, during an infrequent
period when the wind blows in the opposite direction, residents, employees
and visitors at Point Molate could potentially be exposed to toxic fumes or
firespread. The 500-foot Potrero Ridge, which separates Point Molate from
the refinery, would help mitigate if not prevent these effects. With only one
road connection to 1-580, evacuation could be hampered or made impossible,
although potential refuge to the north could be sought.

Chevron is concerned that any development, but particularly residential, will
lead to new residents demanding the curtailment of their operations or forcing
the implementation of performance standards that may inhibit Chevron’s
ability to operate and/or expand into areas visible from Point Molate. It
should be recognized that residential use at Point Molate, Point Richmond
and elsewhere has co-existed since the beginning of the 1900s. The hillside
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open space designated in the Plan will act as a buffer between proposed Point
Molate development and Chevron’s nearby refinery and storage tanks.

L Thematic Concepts

The land use plan is founded on a number of concepts that reflect the goals
and objectives developed by BRAC (as described in Chapter I) and site
opportunities and constraints (Figures 3 and 4). These are described as
follows:

a.  Preservation of Historic Resources. Buildings listed in the National
Register of Historic Places (NRHP) that can be economically upgraded and
maintained to meet current building code and seismic requirements, and
renovated to serve new uses without adversely affecting the historical integrity
of the architecture, will be preserved. Buildings that are seismically and
structurally unsound, and cannot be economically upgraded, will not be
reused. It may be desirable to demolish one or more of these buildings to
make room for new development.

Point Molate’s historical period as a winery is preserved in its architectural
character. The architecture of the main, three-story Winehaven building is
unique to the Bay Area, if not to the country at large, for it resembles a
Rhineland castle with its red brick crenelated parapet and comer turrets
(Figure 5). Several additional concrete buildings also have crenelated
parapets. The wood frame houses represent the turn-of-the-century period
architectural style, with simple gable roofs, enclosed porches, brick chimneys,
and wood floors. An area of approximately 71 acres, which includes these
buildings, was listed in the National Register of Historic Places in 1978.

This historical period, represented by the remaining 35 buildings (Table 1), is
the inspiration and theme for reuse at Point Molate. The two primary
warehouse buildings are most suited for winery usage because their unique
building construction ensures constant internal temperature and humidity,
which minimizes operational costs. The reuse vision for Winehaven includes a
single winery, or a consortium of winery interests that will use the facility to
promote their own products (sece Chapter II, Section B). The reuse vision
emphasizes public visitation to the Winehaven building, support facilities, and
to the site itself. The intent is to capture that portion of the tourism market
directed at visitors who have time only to visit places of interest within the
immediate Bay Area. In this way, the City will generate regional interest in
the little known historical site and increase public access.
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In addition to the winery era, other historical periods will be interpreted and
reflected in reuse facilities and programs, but to a lesser extent. These include
the early occupation of the site by Native Americans and Chinese shrimpers,
and the post-winery Naval operation as a fuel depot.

b. Mixed Use Village. The winery will be supported and supplemented by
a mix of other uses, not unlike the original rural village. The historical
buildings (and the one contemporary building - Building 123 - that is in good
condition) will be shared by a combination of winery, commercial
entertainment, cultural, educational, and overnight uses. Recreational,
residential, and special light industrial uses will be accommodated elsewhere
on the site as new development, Residential use will be sited and designed to
reinforce the village concept and complement public use of the site without
creating a perception that Point Molate is privately owned. To reinforce the
village concept and the existing architectural style and scale of development,
new buildings will retain a small-scale, reinforcing the sense of a town with
buildings sited along a main street, and in campus-like clusters determined by
site topography and related use. New construction will be compatible with the
existing architectural vernacular, and will "borrow" similar architectural )
features and materials.

c. Preservation of Open Space and Visual Resources. To provide local

and regional recreational opportunities, attract visitors from around the Bay
Area as well as from Richmond, protect the scenic quality of the site, and
promote Point Molate as a western gateway to the City of Richmond, more
than two-thirds of the site will be preserved as open space and parkland in the
highly visible hillsides and along the 1.4-mile shoreline. Development will be
limited to the low-lying, relatively level portions of the site. Most facilities
and use areas will be oriented to the waterfront and views of the bay.

d. Promotion of Public Access and Use. A network of recreational trails
will provide access to the undeveloped hillsides and will be linked to the Bay
Trail and promenade along the shoreline. The 1,450-foot pier will be
renovated to provide access by private boat and public ferry. Commercial
recreation facilities will be allowed on and around the pier. A waterfront park
with both interpretive and traditional facilities will be located at the base of
the pier. Other outdoor visitor attractions may include a public plaza,
amphitheater, and a publicly-oriented agricultural enterprise. Indoor
attractions will include the winery and associated functions, a museum, a
performing arts center, a restaurant and bar, retail, and retreat facilities.
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e. Attraction of Regional Interest. Early reuse of the site will focus on
increasing public access to the site, This will establish regional visibility and
help attract business interests from around the region which can provide more
long-term financial support and jobs.

f. Accommodation of Interim Use. The Plan takes into consideration
near-term uses that will not preclude long-term use, and uses that will require
minimal upgrading of buildings and infrastructure and may occu:r before full
environmental clean-up is accomplished. Use of at least some of the existing
buildings will likely occur before any new development if funding can be
obtained to make them safe for occupation. Such uses should be attractive
and enhance the marketability of the property for preferred long-term uses.

g.  Long-Term Economic Viability. The Plan attempts to balance low-cost,

non-profit or low-revenue generating uses with those uses that can finance
site-wide infrastructure improvements through sales and leasing. The timing
of these two types of uses will be critical to the financial success of the
project. It may be necessary to provide for some new development before all
the existing buildings can be fully utilized in order to finance necessary
infrastructure improvements.

h.  Job Training. Closure of NFD Point Molate did not create a significant
loss in jobs. However, the City of Richmond does have a relatively high
unemployment rate for the Bay Area. Therefore, one of the City’s primary
goals for the site is to provide for vocational training by encouraging
businesses and educational institutions that will provide job training. In this
way, the City hopes to help the unemployed.

i Market Flexibility. While some of the uses, such as the winery, are
quite specific, others are more generalized so that the Plan can respond to
changing market conditions over the next 20 years. The Plan also specifies
alternative land use options in certain areas for even greater flexibility,
Because redevelopment costs are largely unknown at this point in time,
flexibility is especially important to ensure financial feasibility.

j. Homeless Assistance. Relative to other bases around the Bay Area
which have been or soon will be closed, Point Molate’s supply of buildings for
reuse is quite small. This is also the case for housing units, which will require
the least amount of upgrading. Consequently, the demand for the existing
cottages for a variety of purposes is competitive. Allocation of the housing
units to the homeless is considered a low priority because Richmond already
provides a relatively large share of this kind of assistance and because of the
distance of Point Molate from the community services upon which the
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homeless depend. Further, new residential use will not be at the lower end of
the market because of the high value waterfront location and the need to
offset the high cost of infrastructure improvements site-wide. However,
proposed residéntial development will fulfill 2 moderate to high end segment
of the City’s housing needs.

In summary, the Historic District is the central focus of Point Molate,
providing the themes for reuse and the appearance of new development. It is
in the village core of the Historic District and immediate surrounding area
where use will be the most diverse, intensive, and public oriented. The
historical village core will be supported by the Shoreline Park and hillside
open space which will visually dominate the site. New development will be
nestled amid the hills.

2. Land Use Overview

Following is an overview of the Plan and how the goals and objectives
established for Point Molate will be physically implemented.

For the purposes of the Plan, the site was divided into five distinct land use
areas. These are shown in Figure 6 and include: the Core Historic District;
the Northern Development Area; the Central Development Area; the
Southern Development Area; and the Shoreline Park and Hillside Open Space
Areas. It should be noted that part of the recently approved Historic District
actually extends into the middle of the Northern Development Area. The
conceptual land use plan is illustrated in Figures 7 through 9, and summarized
in Table 2.

All but a few of the buildings at Point Molate are located within the Historic

- District. As shown in Table 2, 33 buildings in the proposed Core Historic
District will be reused along with a small number of additional buildings in the
Northern Development Area. In addition, several buildings along the
shoreline may be reused including the sewer treatment plant that may be
reactivated, buildings at the end of the pier that may be used in conjunction
with park or commercial recreation use, and a quonset hut that may be used
temporarily until the Southern Development Area is developed for either
residential use or light industry. Historical Buildings 6 and 17 need further
evaluation to determine whether or not they should be demolished.
Remaining buildings and other structures on the site are proposed for
demotition.
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Table 2
LAND USE SPATIAL ALLOCATIONS

‘Winehaven Building (1) Winery o Private Industry " 198,885 SF n 250
Muscum ’ Non-Profit Organizations
Retail Private Industry
Restaurant Non-Profit Organization/Private Industry
Meeting Rooms ~ ° Non-Profit Organization/Private Industry
Performing Arts Non-Profit Organization/Private Industry
Recording Studio Private Industry
Cottage 31 Micropopogation Orchidnet or similar Non-profit 996 SF 7
Organization
Cottage 32 Office Non-Profit Organization/Private Industry 996 SF 5
Cottages 33-59 Retreat Accommodations City of Richmond 25,220 SF 45
Bed and Breakfast Contra Costa College/West CCUSD
Classrooms
Labs
Administration
Winemaster’s Cottage (60) Retreat Center City of Richmond 2,097 SF 5
Job Training Contra Costa College/West CCUSD
Fire Station Fire Station ' City of Richmond 4,236 SF 5
Steam Generating Plant (13) Used Clothing Non-Profit Organization/Private Industry 5,067 SF 5
Warehousing .
Refrigeration Building (10) Micropropogation - Non-Profit Organization/Private Industry
Al _mmaﬁ{raﬁofx B.u} ing ( Jo mng rofi \dféanmtidﬁJPmate ndustry B 6,006Si’ T A 15
Building 6 Winery , Non-Profit Organization/Private Industry| 116,196 SF 150
Live/Work Non-Profit Organization/Private Industry
Special Industry Non-Profit Organization/Private Industry
Building 17* Warehousing Non-Profit Organization/Private Industry 2,016 SF
Miscellaneous Buildings Job Training ’ Non-Profit Organization/Private Industry 9,064 SF . 50
Light Industrial/Single Family Non-Profit Organization/Private Industry 14 AC 9 126 NA
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Table 2 continued

Smgle Family Residential/Light Industrial Private Indnstxy 27 AC 12 324
Multi-Family Residential Private Industry 5AC 20 100
Entrance Area Private Industry 3AC

Hillside Open Space Recreation - City of Richmond/EBRPD 156 AC
Shoreline Open Space Recreation City of Richmond/EBRPD 144 AC
Shoreline Park Recreation City of Richmond/EBRPD 209 AC 200
Total 275 AC 670 742

* May be demolished pending further investigation.
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A maximum total of 61 acres are designated for new development (assuming
Building 6 is demolished). The preferred development scenario favors special
use light industiy in the Building 6 area (rather than residential), and
residential in the Central and Southern Development Areas. In this scenario,
a total of 544 housing units could be developed at the densities proposed, as
opposed to a total of 670 if all new development was residential.

Whether or not residential development ultimately occurs is dependent upon:
the policy decision of the City of Richmond to proceed with residential
development on any of the suggested sites; the ability to provide sufficient
infrastructure capacity to service any or all of the suggested residential units,
and; the market for residential development at a price sufficient to address
infrastructure and construction costs. If the EIS/EIR determines that housing
is inappropriate for health and/or safety reasons, light industry will serve as
the preferred alternative.

New development can occur in the Northern, Central and Southern
Development Areas. The Northern Development Area is comprised of part
of the Historic District and additional areas to the west and east. Building
construction would be allowed in the Northern Development Area portion of
the Historic District but it would require sensitive siting and architectural
design that is fully compatible with the existing historic buildings, and approval
of the SHPO. The Central Development Area is located on a narrow bench
approximately 150 feet above the middle portion of the shoreline. The
Southern Development Area consists of two separate areas situated in low-
lying terrain at the base of the hillside and generally east of Western Drive.
There are no existing buildings in either the Central or Southern Development
Areas. The Shoreline Park extends from the south end to the north end of
the site, and includes the pier and the area below the Central Development
Area. The remaining area, which is dominated by the west-facing slopes of
the site, is classified as the Hillside Open Space Area. The boundaries of
these areas will be refined over time as the Plan is implemented.

The sections below briefly describe the physical characteristics, proposed
allowable uses, and general urban design guidelines applicable to each of the
five main areas.

3. Core Historic District

The following section discusses the existing and approved revision to the
Historic District configuration; describes the historical buildings and reuse
recommendations; and presents design and development guideline
considerations for existing and new buildings.
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a. Historic District Boundary. The current Historic District boundary was
established in 1978, It follows the northern boundary of the site and is v
bounded on the east by a road that runs from the middle of Western Drive to
near the ridge, on the south along the southern end of Building 6, and on the
west along the shoreline. As currently defined, the Historic District is
approximately 71 acres in size and contains 35 contributing (built between the
years 1907 and 1919) buildings (1, 6, 10, 13, 17, 31 through 60, and 63), all of
which are in "good to fair" condition except buildings 1, 10, 13, and 17, which
are in "fair to poor" condition (PRC Environmental Management, Inc., 1996).
There are 28 non-contributing structures including buildings, fuel tanks, and
sewage treatment ponds (JRP Historical Consulting Services, 1996). The
Historic District also includes a large portion of eucalyptus woodland.

JRP Historical Consulting Services recommended in their March 1996 report
that the Historic District be reduced in size to about 27 acres. The intent was
to increase the ratio of contributing to non-contributing elements from 55
percent to 76 percent without eliminating any historically significant buildings,
and to reduce the overall land area (Figure 6). As of this writing, the State
Historical Preservation Office (SHPO) has agreed with the boundary revision
and has sent the matter forward to the National Park Service, keeper of the
National Register, for approval.

Building 6, originally designed as a wine cellar and later renovated by the
Navy for administrative use, is a two-story concrete structure with a total floor
area of approximately 100,000 square feet (Figure 10). It has minimal
architectural merit. Its structural condition was evaluated as "good to fair -
except ceiling of lower warehouse partially collapsed from water damage" by
Naval consultants (PRC Environmental Management, Inc., 1996). An
independent analysis was performed by W. B. Clausen Structural Engineers
for the City. In a letter dated June 6, 1996, the company stated that "The
building has suffered major water damages to wooden roofs and floors. It is
our opinion that costs to repair this building will exceed its value. This
building should be demolished.”

Whether or not this building should in fact be demolished may be dependent
on the interest and financial capabilities of a potential user. Uses that may
make it economical to save and reuse include wine storage and other
warehousing, and possibly a special use light industry or live/work space.
However, based on the structural analyses performed to date and on a
preliminary market.assessment of the need for space in this building,
demolition is recommended over preservation, especially the longer it stands
empty. Demolition would be advantageous in that it would free additional
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land for new development needed to help finance improvements for reuse of
the other historical buildings.

b.  Historic District Buildings and Reuse Potential, As shown in Figure 7,

the proposed Core Historic District would include 33 existing buildings: the
Winehaven building; a steam generating plant; a refrigeration building, the
Winemaster’s house; 28 cottages; and a warehouse that serves as a fire station.
It would also include six residential garages, a tennis court, and a children’s
playground, none of which are contributing features.

The historic core is nestled against the hillside just below the eucalyptus
woodland. The ‘Winemaster’s house dominates this residential area from a
high point (Figure 11). The cottages are arranged in an orderly, compact
fashion on the hilly terrain along Western Drive and two secondary roads
(Figure 12). They all have lawns. Most of residences are oriented to the
waterfront and have dramatic views of Mount Tamalpais and the bay. The
two-and-three bedroom, single-story, wood-frame houses have brown and gray-
colored shingled roofs and an attractive two-color paint scheme: pale yellow
above and marine gray below. They have contemporary interior features and
wood floors that have been well-maintained. However, there are no concrete
foundations, and the brick chimneys are not reinforced. The buildings would
require structural/seismic improvements for reuse.

The individual cottages total 29,309 square feet. Because of their small sizes
and overall density, they are less suitable for long-term residential use than for
short-term accommodation. They are ideal as retreat center overnight
facilities, a bed and breakfast, or similar use that is suited to the solitude and
scenery of Point Molate. As retreat facilities, they could be used in
conjunction with the Winehaven building or the proposed educational
facilities. In support of a bed and breakfast business, the existing recreational
amenities should be improved and additional ones, such as a swimming pool
or outdoor jacuzzi could be considered. Either a retreat center or bed and
breakfast could provide leisure service job training opportunities.

Buildings not needed for overnight use could be used for daytime activities
that do not conflict with retreat or bed and breakfast usage. For example,
they could be used for children’s extended school programs, as artist work
space, or as classrooms as part of a satellite college campus (see the Northern
Development Area). Any sharing of space would help minimize improvement
and operating expenses and foster collaboration.
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A detailed condition survey is needed to determine needed physical and
structural improvements and their costs. Conversion to overnight
accommodations is expected to be relatively inexpensive and cost effective if
the buildings are rented as units. Concerns about lead paint and possible
asbestos contamination need to be further investigated and mitigated.

The flat-roofed, four-story Winehaven building (Figure 13), single-story
refrigerator building, and steam generating plant are all unreinforced red brick
buildings with crenelated parapets. The lower level of the main structure of
the Winehaven building and the single-story addition at the north end are
concrete. Other additions are constructed of sheet metal. The east side has a
covered, elevated wooden loading dock. The fire station, another historical
building is constructed of concrete. Neither the steam generating plant nor
the refrigeration building is a functioning building, but both are spacious. The
fire station is still operational.

The Winehaven building offers 198,865 square feet of space, but is somewhat
limited for reuse by numerous metal and wood supports. There are
specialized elevators and interior stairs at both ends of the building. Only the
western wall has windows, and these are small. The exterior walls are thick
and insulating. The building is unheated.

- As discussed previously, the Winehaven building is most suitable as a "winery",
" the purpose for which it was originally designed, or for any use that requires
... minimal modification of the building facade and that could take advantage of
the internal consistency in temperature and humidity, low levels of natural
light, and noise insulation.

Three types of winery options exist for this building: as an independent
facility under one ownership or lease, as a satellite facility to a larger winery
located outside of the immediate Bay Area, or as a consortium of winery
interests who individually Jease space in the building. Under any of these
scenarios, grapes could be shipped in and crushed on-site, or crushed off-site
and the wine simply stored and distributed wholesale from the site. It is
anticipated that the lower level of the building would be used for wine storage,
while a portion of the upper levels would be used for a wine shop, wine
tasting room, restaurant, and bar. This would leave much of the building
available for other complementary and compatible uses such as a museum,
museum store, other retail businesses, performing arts center, meeting rooms,
and similar public oriented uses with entertainment or educational purposes.
A small grocery store or cafe should be considered in the Winehaven building
or elsewhere in the village center in support of local residents and visitors.

All building levels would be suitable as a repository for museum artifacts or as
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a governmental archive. If grape crushing operations occur on-site, it is
recommended that such use be conducted in Building 6, if it is not
demolished. The significance of potential imipacts (e.g., noise, odors and
infrastructure requirements) of this industrial aspect of the winery would need
to be assessed.

Programs associated with the Winehaven building may include guided public
tours, elementary and secondary school outreach, demonstrations, lectures,
and research.

The refrigeration building and steam generating plant could be used in
support of these uses or they may be converted for use by Orchidnet, a non-
profit organization that propagates endangered orchids and has requested
space at Point Molate. It is recommended that the fire station continue to
function in this capacity.

c. Historic District Design and Development Considerations. No new
building construction should be allowed in the core portion of the Historic
District. New buildings in the southern portion of the district should be sited
and designed as described in the following section. Non-historical site
features such as fences should be removed. Overhead power lines and other
above ground utilities should be buried. Consideration should be given to the
removal of non-native shrubs and trees in the residential area, except for the
historic grove of eucalyptus near the winemaster’s house, which were planted
there during the presence of the winery.

Parking for the Winehaven building should be located to the north side of the
building, across Western Drive between the fire station and steam generation
plant, and if necessary, at the front of the building. The area between the
parking lot and Building 6 should be developed into a public plaza with brick
and concrete paving and formal landscaping, possibly using palm trees
transplanted from elsewhere on the site, or native trees such as oak, bay, or
walnut. An historical feature or environmental art piece could be placed at
the focal point near the waterfront. The plaza, as shown in Figures 7 and 8,
could expand in an eastern direction between the two buildings, with views of
the steam generation plant and wooded hillside beyond. Formal gardens
could be established between the west wall of Winehaven and the waterfront
for outdoor dining and special events like weddings.

The renovation of historic buildings will be subject to the review and approval
of the SHPO. Highly visible modifications such as large windows are not
likely to be approved, whereas skylights are allowable. All historic buildings,
especially Winehaven, will require extensive renovation to meet structural,
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mechanical, electrical, and Americans with Disabilities Act (ADA) codes, to
create individual tenant spaces and to improve building access, interior
circulation, natiral ventilation, and natural lighting. Building 6 is more
adaptable to remodeling than Winehaven, but the latter has much greater
architectural significance. Historic District grounds may require improved
and/or expanded vehicular circulation and parking, and landscaping

(Figure 14). Although the landscape in the Historic District can be renovated
and upgraded, elements of the original site plan, including roads, sidewalks,
plantings, and outbuildings, must not be substantially altered. Also, the
relocation of buildings would not likely be approved.

4, Northern Development Area

This is one of the three general areas of the site designated for new
development. Following is a description of the area, recommended land uses,
and design and development considerations.

a. Description of Area. The southern portion of the Historic District,
where Building 6 is located is in the heart of the Northern Development Area
(10.5 acres). Other areas designated for new development include an upper
valley to the east (2.5 acres) and the treatment pond area to the west (7 acres,
for a total of 20 acres).

Topographically, the area lies within the same enclave as the core Historic
District located to the north. The area is bounded on the east and south by
hills and eucalyptus woodland, and the bay on the west. Western Drive and
Building 6 divide the area in half. The eastern half is slightly elevated above
the western half, most, if not all of which, is bay mud fill. A substantial
portion of the area is covered with asphalt.

The western area is visually prominent and dominated by the sewage
treatment ponds, which are planned for removal as part of the Navy’s
Installation Restoration Program to clean up the site. There are several small
Naval buildings that were used in association with the sanitary sewer and
water systems, and two small fuel tanks. Most of the grounds are disturbed
grassiand.

The eastern area is hidden in the upper end of a small valley and surrounded
by trees. An old paint shop and vehicle wash are still standing. About half of
the area is asphalt covered.
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The middle portion contains historical Buildings 6 and 17, as described above.
There are also several small Naval buildings, most notably Building 123, which
is currently used as office space and is in good condition. These buildings are
scattered around the valley. On a hill to the south, there remains the
foundation of a hotel that existed during the Winehaven period.

b.  Proposed Allowable Uses. The area to the east of Western Drive is
proposed for educational and job training purposes. This area could be used
as a satellite college campus with individual buildings serving as classrooms,
laboratories, shops, administrative offices, and other related facilities. In
support of the educational function, this area could also provide retreat
facilities, including a conference center or small hotel on the old hotel site.
Small scale research could be accommodated in this area, as well as "back
office” tenants. A small outdoor amphitheater oriented along a sightline over
the public plaza could be located at the back edge of this area where outdoor
educational programs could be conducted. Nearby fuel tanks located further
up the hillside could be used as campsites for a children’s environmental camp
program, once properly cleaned and sealed.

As discussed above, if not demolished, Building 6 could be used as part of the
winery operation or for other warehousing purposes. If financially feasible, it
could be used as light industrial space, preferably "knowledge based" and
environmentally "clean”. Building 6 could also be included under the
educational/job training theme whereby uses proposcd to the east of Western
Drive could also be accnmmodatcd» in this bu.ﬂdlng ' :

The area between Building 6 and thc shorclme could be deveIOped for
additional, similar light industrial or educational use (with filling of the
treatment ponds and full environmental clean-up). Industrial users would be
specialized companies who would benefit from or at least be appreciative of
the remote, waterfront location, and who would have sufficient up-front

* capital to invest in site-wide infrastructure and building improvements.

Industrial uses should be consistent with M-1 Industrial/Office Flex District
permitted and conditional uses in the Zoning Ordinance, with the exception
of: auto parking/repairs; surface and bulk sales distribution; and the
manufacturing of chemical and allied products. The remote location, sensitive
environmental conditions and limited road access are not compatible with
these uses. Permitted uses would include light manufacturing, light assembly,
research, product development and testing, engineering and sales
development, other research functions leading to new product development
and marketing, publishing, printing, and small distribution facilities using small
delivery trucks. Manufacturing activities are limited to non-nuisance light
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manufacturing and assembly, and pilot plant operations for manufacturing and
testing of prototype products. Commercial offices including corporate
headquarters could be found within this category. Retail uses are generally
limited to those providing support services or which are regional serving and
sell in bulk warehouse quantities. It is assumed that Industrial/Office Flex
uses will have warehouse-like buildings with over 10 percent of their floor
space devoted to office uses. Types of uses that would be found within this
category include: laboratories, biotechnology and high-technology uses, light
assembly, retail-warehouses, limited warehousing, and comparable types of -
uses.

Light industrial uses may be permitted including warehousing, distribution
centers, commercial nurseries, support retail/service and related establishments
which have limited external impact on the surrounding area. It is assumed
that these uses will be controlled to ensure compatibility between the
industrial operations and other uses in the area. Light Industry sites may have
warehouse-like buildings with less than 10 percent office space.

If Building 6 is demolished, it is recommended that all of the area west of
Western Drive (14 acres) be converted to light industrial use if an appropriate
user can be found. Otherwise, it should be developed for residential use.
Either type of use will generate some of the financing needed to renovate the
existing historical buildings to allow for their reuse by tenants who typically do
not have large amounts of investment funds. Residential use would have the
advantage of creating a greater sense of community and 24-hour presence on
the site. Currently, residential development is the highest market demand at
Point Molate. It is estimated that approximately 126 homes could be
constructed in this area at a density of nine units per acre. In this alternative,
environmental remediation would have to meet residential standards, which

. are the highest standards. Educational use is not recommended because of
the amount of financing required for developing new educational facilities.

C. Design and Development Considerations. New buildings should be

located along Western Drive, with parking in the rear, to serve the entire
complex of buildings in this area. Buildings should be small and arranged on
the site similarly to the cottages: orderly, with similar setbacks along Western
Drive and secondary roads. They should incorporate red bricks in the facades
or be painted the same colors as the cottages, and should have flat or shingled
hip roofs, and small windows. They should be no higher than three stories.
The remainder of the grounds should be landscaped open space with
pavement limited to walkways connecting the various buildings,
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The portion west of Western Drive is highly visible from the shoreline,
hillsides, and Historic District. For this reason, building arrangement on the
site, architectural design, and roof treatments should be carefully and
sensitively planned (see Figure 8 as an example of how buildings could be
arranged on the site). If Building 6 remains, additional parking may be
needed. Parking should be located where it would be least visible from the
Winehaven building.

If new housing is developed, it should respect the design and layout of the
existing historical village. Residential development should be medium-density
single-family homes (nine units per acre), similar to the density of the
cottages. Houses should be limited to two stories with a maximum floor area
typical of urban housing, The architectural design and exterior color palette
should resemble that of the cottages. Streets should be narrow, with no on-
street parking allowed. Separate garages sited behind residences should be
encouraged over integration into the main structures. There should be a
landscape transition between the residential area and adjacent public spaces.

5. Central Development Area

The Central Development Area is one of the three general areas of the site
that could receive new development. Proposed land use, and design and
development considerations are described below.

a, Description of Area. Located in the central western portion of the
Point Molate site, this narrow, flat six-acre area is physically isolated by steep
terrain approximately 160 feet above the surrounding area. It is reached from
the north by a secondary road off Western Drive. There are three fuel tanks
but no buildings. Views to the northeast are enclosed by woodland; views to
the southwest extend across, the bay to Marin and San Francisco. Vegetation
on the bench is predominantly disturbed grassiand with remnants of coastal
scrub. There may be sensitive plant and animal species-on the bluffs around
the area.

b. Proposed Allowable Uses. Because of its isolation and dramatic views,
this area is appropriate for high end residential use. Too small for single
family residential, a low-rise, multi-family complex of condominiums or
townhouses is proposed at 20 units per gross acre. This would allow
approximately 120 units. This density falls within the current General Plan
designation of High Density Residential (21 to 43 units/net acre) and the
Zoning Ordinance designation of MFR-2 Multi-Family, under which the
minimum lot size is 5,000 square feet, and the lot area may be no less than
1,200 square feet per dwelling unit.
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Because this area is highly visible from off-shore, supports habitats unique to
the region, and may support sensitive plant and animal species, it should be
developed after the single family housing in the Southern Development Area,
and only if needed to support full implementation of the Plan. Development
would have to be designed/sited to avoid impacts to California Native Plant
Society-listed plant species.

c. Design and Development Considerations. There are a number of
options for building confignration and siting, but the recommendation is two

individual buildings that are separated where the access road reaches the top
of the bench. Each building complex should be oriented toward the water,
with parking at the back. Another set of buildings could be constructed on
the other side of the parking lots, if buildings extend to or just over the rim of
the hill. No more than three stories should be allowed to keep the housing in
scale with existing development, and to minimize visual impacts. The building
design and materials do not need to match those of the historical buildings,
but should be complementary in form, color, and architectural details.

6. Southern Development Area

The Southern Development Area consists of several independent areas that
are located in close proximity to each other. These are the last of the three
general areas of the site that should be developed. A description of the area,
the allowable land uses, and design and development considerations follow.

a, Description of Area. The south end of Point Molate is the entrance to
the site and therefore the first area to be seen as one approaches on Western
Drive. For this reason, the appearance of development in this area is
particularly important, as it will establish the overall image of the Point
Molate site.

The area which is first visible as one approaches Point Molate lies across
Western Drive from the entrance to the existing City-leased park. The area
has been excavated into a hill for parking. A variety of fences are located in
the area. A small area has been landscaped around a "Point Molate Village"

sign.

Beyond this is a gently sloping area approximately 27 acres in size that extends
from the Western Drive east to the base of the hillside. Nearly the entire
area is paved.

Further north, east of Western Drive, there is another level area that
measures approximately four acres. A pumber of roads cross this area,
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leading to the Naval waste disposal site and fuel tanks in the hills. Vegetation
cover is a mixture of native and non-native of grasses and shrubs.

b. Proposed Allowable Uses. The entrance area should receive special
treatment (as described below) to serve as a gateway to Point Molate.

It is proposed that the larger of the two level areas be developed for single
family residential use at a density of up to 12 units per acre (in keeping with
the existing residential density of 9 units per acre for the cottages). This
would allow for approximately 324 homes. The corresponding General Plan
designation is Medium Density Residential (9 to 21 units/net acre) and the
Zoning Ordinance designation is MFR-1 Multi-Family, which allows single-
family residences on lots no less than 5,000 square feet in size and specifies
1,650 square feet of lot per dwelling unit. However, if Building 6 is
demolished and residential development occurs in the Northern Development
Area, it is alternatively recommended that this area be reserved for light
industrial use or research and development, rather than additional housing,

" Industrial use is also recommended if it is determined in the EIS/EIR that
housing is not an appropriate use. Light industrial use would be fully
compatible with M-1 zoning as described for the Northern Development Area.
When developed, it may be desirable to relocate Western Drive slightly west,
closer to the 100-foot BCDC setback from the high water line.

For the smaller level area, multi-family residential use at 20 units per gross
acre is proposed {as defined in the General Plan as High Density Residential),
for a total of 100 residential units. The old waste disposal site, which includes
this area, has been identified as one of the most contaminated areas at Point
Molate. Any use in this area, and particularly residential use, will not be able
to occur until it can be assured that all potential toxins have been completely

... removed or otherwise mitigated. It is recommended that this area be
developed last and only if needed to financially support other aspects of the
Plan.

c. Design and Development Considerations. Similar to the Central
Development Area, the architectural style of the housing should be

complementary with the historical architecture, especially since it will establish
an image of Point Molate, being near the entrance to the site. Unlike housing
near the Historic District, parking could be allowed on the streets and in
integrated garages. However, to achieve the desired high density, housing
should be arranged in a tight cluster, streets should be kept narrow, and
setbacks small. The maximum height allowed should be equivalent to two
stories. This arrangement would be compatible with the residential layout of
the Historic District.
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If light industrial use is pursued, buildings should not be massive or have large
blank walls, but should appear more like typical office and commercial
buildings. Parking should be located against the hillside or to the sides,
preferably in several small lots rather than in one large one, to minimize
visibility from Western Drive. Landscaping should be liberally employed to
help screen unsightly features and further reduce the visibility of buildings.

The smaller residential site could be creatively developed by stepping the
multi-family housing up the slopes. Parking could be provided at ground level
or off to the sides or rear of the development.

The Chinese Shrimp Camp is believed to extend from the shoreline past
Western Drive to the east (Figure 4). Prior to excavation of the site, for
development, a full evaluation must be completed to determine the potential
for the site to be recorded on the NRHP. If the site is found to be not
eligible, the site may be excavated with the supervision of a monitoring
archaeologist and artifacts found used for an on-site museum. If the site is
found to be eligible for the NRHP, avoidance of historic resources is
recommended by the SHPO.

7. Open Space, Parks, and Public Access

Point Molate is one of the few places on the San Francisco Bay where
undeveloped hillside interfaces directly with the waterfront. This high quality
open space should be both preserved and used to its full advantage.

The framework for the Plan is the open space, which connects all the
development areas with pedestrian linkages and serves to protect an important
public resource for recreation and appreciation of the site’s natural qualities

(Figure 15).

a. Description of Area. Open space is provided along the shoreline and
throughout the west facing hillside. The proposed Shoreline Park,
approximately 40 acres in size, is a strip at least 100 feet in width running
along the entire length of the waterfront, a total of 1.4 miles. There are
several buildings within the shoreline area, as previously described. At the
south end is the City-leased park (Figure 16). It has aging recreation facilities
and a beach. At the north end is an emergency heliport.

All terrain exceeding a 15 percent slope is categorized as Hillside Open Space.
In the central portion of the site, the Shoreline Park and Hillside Open Space
adjoin one another. There are 19 underground fuel tanks, above and below
ground fuel pipelines, and two elevated water tanks in the hillside area (Figure
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5-2 in Appendix B), as well as numerous steep and narrow roads that are in
poor condition (Figure 17).

At the base of the pier (Figures 18 and 19) is a broad, flat, paved area
bordered along the south side by a low, excavated hill. The area is ideal for
more intensive park uses and commercial recreation facilities because of its
central location on the shoreline, proximity to the pier, and site characteristics,
Of the four buildings in this area, two may be usable.

There is another building, a Navy quonset "hut” on the shore side of Western
Drive near the existing park. It was once used as a laboratory. To the south
of the building is a large parking lot for the park.

All together these areas cover approximately 190.8 acres.

b. Proposed Allowable Uses. A trail is recommended along the shoreline
which will eventually be incorporated into a Bay Trail extension from the
Richmond-San Rafael Bridge northward. This extension is provided for in the
EBRPD Master Plan, the Bay Trail Plan adopted by ABAG, the San
Francisco Bay Plan adopted by BCDC, and the Richmond General Plan.

A significant portion of this trail is already in place where a road parallels the
shoreline, beginning just north of the quonset hut and continning to a point
near the Winehaven building. At the south end of Point Molate, the Bay
Trail could follow the edge of the existing Shoreline Park parking lot, or be
developed along the railroad right-of-way. The trails would provide
opportunities for walking, bicycling, and rollerblading. A secondary trail is
proposed on the top of an existing elevated berm through the park.

‘Trails are also proposed throughout the hillside along existing roadways for
hiking, These connect with the various development areas and Shoreline
Park. Some of the tank sites near the Historic District and Northern
Development Area could be used for group camping once their condition is
evaluated and proper steps are taken to remove any hazards. Agricultural use
of the open space should also be encouraged, if the soils and climate are
suitable. Potential agricultural uses include a demonstration vineyard, fruit
orchard, and Christmas tree farm, and are permissible where there are no
"known unique habitat areas, or habitats for sensitive plants or animals.

The extsting City park would be absorbed into the larger Shoreline Park. The
portion proposed at the end of the end of the pier could potentially include
some traditional facilities such as playfields, picnic areas, and children’s play
equipment. In addition, there could be an amphitheater for concerts and
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: Figure 17: Photograph of Hillside Open Space
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Figure 18: Photograph of Pier Close-up
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Figure 19: Photograph of Pier from Hillside
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other special events here or in the hillside open space in association with the
winery or college. A significant portion of the pavement could be preserved
for large public gatherings uses such as a weekly fresh seafood/produce market
or flea market, and infrequent events like art fairs and carnivals. Parking is .
planned around the bottom of the slope, hlddcn from the rest of the park by
the raised berm.

The park would have an interpretive component. A number of historical
features could be located within the park, including a railroad car once used
to haul in grapes, wine making machinery, and a model of the old Chinese
Shrimp Camp or artifacts from the camp. Once cleaned, a maze of oil pipes
colorfully painted in yellow and purple could serve to interpret the Naval fuel
supply period and be used as a children’s play structure. In addition, an.
existing coastal bluff plant community could serve as an educational feature.
The SS Red Oak Victory ship could be docked at the pier, if it is determined
to be appropriate and economically viable.
Building 132, which was used as part of oil operations, has 2,688 square feet
of space, is in good condition, and may be reused in support of the park or
commercial recreation. Building 89 was used as a drum storage shed and
could be used as a park shelter. However, due to its unattractiveness and
potential contamination it is recommended for demolition, rather than reuse
* as a shelter. The quonset hut could be used temporarily, until the area is
developed for residential or industrial use.

In support of this Plan, the City intends to promote ferry and private boat
access to Point Molate. To encourage tourists and other visitors to walk the
distance from the pier to the Winehaven building, a promenade linking the
pier and the public plaza is proposed. Certain commercial recreation facilities
would be allowed on the pier and adjacent to the promenade and park. These
would be managed by the City or other entity as leases. Such uses may
mc]udc a "bait and tackle" or similar type of mannc/sports supply shop; a

“crab shack", waterfront cafe, or other kind of food concession; pubhc
restrooms; and a public recreation center, watercraft rental shop, boating
center or school and other marine-related facilities. While a waterfront hotel
is not proposed, it should be considered as an allowable use depending upon
market demand at the time of Plan implementation. Public use of the dock
will be encouraged. A private marina could be considered if the demand for
one should increase in the future. In this case, a breakwater would be
needed. However, transient mooring should be accommodated at the pier,
off-shore buoys, and possibly a number of floating docks. Ramps would be
needed to facilitate access from boats to the top of the pier. Long-term
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mooring of large vessels at the pier could be made available to help meet a
current bay-wide need, assuming no dredging is required.

The public plaza and formal gardens described under the Historic District
section would extend slightly into the Shoreline Park.

C. Design and Development Considerations. Residual pavement along the -

shoreline should be removed, along with any other unattractive site features
such as fuel pipes, fences, overhead power lines, recreation facilities in
disrepair, and eventually the quonset hut. Paved, graveled, and disturbed
vegetative areas should be rehabilitated and planted with native species.
Unstable cut slopes should be stabilized and seeded where practical. Where
slopes are stabilized and seeded, native plants should be used. Trees along
the entire length of the shoreline could be considered to help establish a
special identity for Point Molate, as seen from the water and Richmond-San
Rafael Bridge.

The Bay Trail should be located to help separate the Shoreline Park from
proposed residential development. The residential developer should be
required to install attractive fencing to further partition private property from
public land.

In the Hillside Open Space, unsightly features and aboveground pipelines
should be removed to the extent practical. If the Navy fails to remove the
above ground pipelines, they should be painted a color that blends in with the
landscape. Prior to removal, the potential for impacting sensitive species
needs to be evalnated. The tops of the fuel tanks should be seeded with
native grasses and the entrances to the tanks should be fully secured shut. A
resource management program is recommended to slowly replace non-native
vegetation with indigenous species and to control the spread of eucalyptus
woodland, pampas grass, and coyote bush to reduce fire hazards.

The pier will require restraints to prevent people from accidentally falling off.
This may entail the removal of existing pipelines and replacement with a
railing. It is recommended that the pipes, as well as the vapor recovery
system and loading arms at the ends of the wharf, be removed, as they will
require high maintenance and may become an environmental hazard. Low
level lighting should be provided on the pier and along the promenade. The
promenade should be a wide, tree-lined, walkway with special pavement,
benches, and other amenities. Local artists should be considered to design
unique public features (such as benches and lighting standards) that will
enhance the unique quality of the site and establish a special identity.
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8. Transportation

Access and circulation is a major consideration in the planning of Point
Molate. Detailed investigations are needed to determine exactly what kinds of
transportation-related improvements will be needed in support of reuse.
Following are descriptions of transportation issues and the improvements that
will likely be required to implement the Plan. Desirable and necessary pier
improvements are also discussed.

a, 1-580 Interchange. One of the greatest constraints to reuse of the site
is poor vehicle access. There is only one road into Point Molate, and it is
directly accessible from only the west-bound direction of I-580, near the
Richmond-San Rafael Bridge tollgate. Those traveling eastward across the
bridge must drive two exits past the toligate (to the Castro Street exit), cross
under the freeway, return to the interstate, and continue westward back to the
Western Drive/Point Molate exit. Also, the west-bound on-ramp to I-580 is
an unconventijonal left-hand on-ramp.

The lack of direct access for eastbound vehicles poses a constraint for ali
proposed land uses to some extent. However, the existing interchange
configuration would be particularly inconvenient for residents traveling to and
from Marin on a daily basis.

No trip generation studies based on the proposed land uses have yet been
conducted. This type of study is needed to assess the impacts of reuse on
1-580 traffic volumes and flow. Also, a trip generation study will help
determine whether or not enough traffic would be generated to justify/require
the reconfiguration of the interstate interchange to provide direct west-bound
access and improve the west-bound on-ramp. In addition, an interchange
feasibility analysis will be necessary to determine if in fact a west-bound off-
ramp could be constructed at that location, and if it could be built
economically. Any modifications to the existing interchange, if required, will
most likely require upgrading the entire interchange to current standards,
including increased curve radii for better sight distances, longer acceleration/
deceleration distances, wider shoulder widths, retaining walls, and other
features. )

b. Western Drive. The access road into Point Molate is Western Drive, a
24-foot wide, two-lane road with potholes and no shoulders, curbs and gutters,
sidewalks, or bicycle lanes. It lies within a 40-foot wide City easement. No
capacifty studies have yet been conducted for this roadway.
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Reuse may necessitate a variety of improvements to Western Drive, including
road and/or shoulder widening, resurfacing, and a safe pedestrian/bicycle
route. The widening of Western Drive in the Historic District is not
recommended because of the potential impact on historic features, and
because most of the traffic generated by reuse will occur south of this area.
The roadway may be realigned through the Southern Development Area if
and when the area is developed for residential use. An ample landscaping
easement and/or berming would assist in mitigating traffic impacts to the
adjoining residences. Street tree planting along the entire length of Western
Drive from the interchange through Point Molate is recommended. In
addition, the intersection of Western Drive and the road to Dutra Materials
south of the site may need to be realigned to improve sight distances.

It is recommended that Western Drive receive special treatment at the
entrance to Point Molate to establish a gateway. Landscape features and
plantings at this entrance should be major design features, commanding
attention and evocative of the historic character of the site. A separate design
should be developed for this entry. Design features could include tree
"plantations”, creating a landscaped island in the middle of the roadway with
identification signage or constructing landmarks, such as red brick crenelated
walls reminiscent of the Winehaven parapet, on either side of the entrance to
the site. This area should be well lit and all unattractive features should be
removed or mitigated with landscaping.

The majority of traffic on Western Drive through Point Molate is generated
by four facilities located further north, and on-site environmental clean-up
activities. Truck traffic generated by the Port of Richmond amounts to
between 100 and 230 tanker truck trips per month, or 4.5 to 10.5 trips per
work day. There have been incidents of tank spillage, leading to the closure
of sections of Western Drive (Uribe & Associates, 1995).

Any expansion of these facilities that would create additional traffic carrying
hazardous materials, such as the oil terminal proposed by Wickiand Oil to the
north of Point Molate, would require an assessment of adverse impacts on
reuse at Point Molate.

c. Internal Circulation. Secondary roads and paved aprons are prevalent
at Point Molate. Very few of them will be needed for reuse, except as
described in the land use sections above and as.shown in Figure 7. Roads in
the Hillside Open Space may remain and be used as hiking trails. Some of
the paved areas can be used for parking, or, as in the case of the regional
park, can provide a durable surface for public events. Where used, pavement
needs paint striping to more clearly delineate circulation and parking stalls.
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Small parking lots located in strategic, convenient, and less visible areas are
preferable to fewer, larger parking lots. No signalized street lights exist at
Point Molate, or are needed for reuse.

d.  Alternative Transit. Currently, there are no bicycle or bus routes to
Point Molate. Use of the pier has been limited in the past to Naval fuel
supply ships.

In an effort to help minimize vehicular traffic to and from Point Molate, the
Plan recommends a bicycle trail along the shoreline and a staging area near
the pier. The City and interested agencies should continue to pursue trail
development both north and ‘south of Point Molate so that regional linkage
can be provided.

At some point in the future after a "critical mass" of residents and public
visitors is established, it may be possible to extend and operate a City bus
route to Point Molate, as well as a school bus route. A special private shuttle
to and from the Richmond BART station, located three miles to the east,
should be considered along with other ideas as part of a Transportation
Demand Management (TDM) measure to minimize vehicle traffic and to
serve residents.

Water access to the site will be encouraged by the City throngh
redevelopment and reuse of the pier, and through promotional materials and
programs, The pier, which is 1,450 feet long and has a load capacity of 80,000
tons, can accommodate vessels up to 800 feet long, with a draft of up to
approximately 18 feet, without dredging at the end (pers. comm. with Tom
Robertson). Water depth along the causeway varies from one foot to nine
feet according to 1984 nautical charts. The pier is sufficiently strong for

. pedestrian use and emergency or maintenance vehicle traffic.

The surface of the pier is adequate but in relatively poor-shape; some repair is
required if tourism is to be promoted as planned. It will need continuous
maintenance.

The pier is at risk of suffering damage from liquefaction, lateral spreading,
and seismic shaking in the event of an earthquake. It would likely require
redesign to meet current seismic requirements (Moffatt & Nichol Engineers,
1996). A more detailed evaluation is recommended to determine: (1) if this
is actually the case; (2) the minimum that would be required to make it usable
for public docking; and (3) the cost of such improvements. The assessment
should include an evaluation of the removal or re-anchoring of existing fuel
and water lines, and whether the system has emergency shut-off valves.
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9. Utility Infrastructure

This section describes the plan for providing essential utility and community
services in support of rense at Point Molate. Utilities include the potable and
fire protection water supply, storm water, sanitary sewer, industrial sewer,
electricity, natural gas, street lighting, and telephone and telecommunication
systems.

Issues related to the utility infrastructure at Point Molate are varied. First
and foremost, utility systems have received only a cursory assessment of their
condition and capacity. In order to determine the cost of upgrading them to
meet current standards and reuse capacity requirements, and in some cases
replacing them entirely, extensive field investigations need to be conducted by
specialized civil engineers. Until this is accomplished, it can only be surmised
what improvements will actually be needed, based on available information.

It is expected that infrastructure redevelopment and replacement costs will b .
substantial at Point Molate, and that reuse priorities will be land uses such as
residential and light industrial which have the ability to raise the capital
resources needed to make site-wide improvements through private land sales
and development.

a. Water Supply. The Navy’s water supply system is approximately 50
years old and continuously leaks. East Bay Municipal Utility District
(EBMUD) supplies the water to the Navy’s system, which is distributed to the .
site in an eight-inch pipe along Western Drive from the Potrero and
Richmond Reservoirs. Water is pumped uphill to a 1,134,000-gallon storage
tank and redistributed on-site via the Navy’s system which consists of a main
14-inch line and several secondary lines that provide fire protection
throughout the Hillside Open Space (Figure 4-4 in Appendix B). The Fleet
and Industrial Service Center in Oakland (FISCO) monitors the Navy’s system
from the tank. The water supply system is currently shut down, except for the
main line, which is being kept operational for fire protection.

Lead above the U.S. Environmental Protection Agency;s (EPA) established
standards has been found in the Navy’s drinking water system.

EBMUD is planning to replace the Potrero Reservoir (tank) and the six-inch
section of pipe at the north end of Western Drive with a 12-inch pipe. A
reduced reservoir capacity is planned in anticipation of limited projected
industrial use in the service area.
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The following evaluations are recommended to fully assess the quality,
condition, and capacity of the water supply:

1.  The condition and reusability of the entire water pumping and
distribution system should be assessed for conformance with the latest
specifications and standards of the City of Richmond, EBMUD and
other appropriate jurisdicions. EBMUD is the regional water provider
for the area and EBMUD standards should be the criteria used for
reusability of the Navy system.

2.  The adequacy of the system for meeting the capacity needs of the
proposed uses should be evaluated.

3. Drinking water should be sampled and tested for lead content
throughout the system and the source of lead determined.

4. Cathodic protection of old and possibly new pipelines may be required
to comply with the latest American Water Works Association (AWWA)
standards.

5.  EBMUD should reconsider the planned capacity of the Potrero tank
and distribution lines to Point Molate in light of the uses proposed in
this Plan. The City should request EBMUD to remove the old lines
when they install the new ones. '

6. An assessment should determine the need for 2 new EBMUD reservoir
to serve those portions of the site above 100 feet, as well as for a new
pumping plant. An assessment should be made of the site’s water
service demand and of providing additional reservoir facilities.

7. The fire protection system should be tested to verify that it will
withstand higher pressure requirements (60 to 150 pounds per square
inch). This test should include pipelines and appurtenances and
consider the effects of all changes in pipeline sizes and loop system
arrangements.

8. The feasibility and requirements should be determined for adopting the
monitoring system so it is compatible with the City’s system,

At this point in time, it is anticipated that the Navy’s water supply system will
require substantial repair and upgrading, if not full replacement, to satisfy
reuse and new development needs. In addition, water meters will be needed
for individual water users.
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b.  Stormwater System. The stormwater collection system is comprised of
storm catchment basins, storm drains, stormwater lines, holding and settling
tanks for removing floating fuel, and outfalls (Figure 4-3 in Appendix B). The
discharge of storm water is governed by the National Pollutant Discharge
Elimination System (NPDES) program.

The condition and adequacy of the system is unknown, but should be further
assessed in the field to ensure that discharge into the bay meets environmental
standards. This would include the following:

1. An evaluation of soil and groundwater contamination after the
environmental clean-up program is completed.

2. Preparation of a storm drainage master plan that corrects problems and
deficiencies.

The system may need to be permitted by the Regional Water Quality Control
Board (RWQCB). The entire storm system would have to be field inspected,
televised, and hydrostatically tested to determine if major improvements are
required.

c. Sanitary Sewer System. Point Molate has its own sanitary sewer system
(Figure 4-6 in Appendix B). There is a primary sewage treatment plant at the
edge of the shoreline and secondary treatment ponds nearby. The facility
serves only the northern third of the site where buildings currently exist. The
treatment plant has been closed and cleaned but not dismantled. Sanitary
sewer lines have been plugged and capped at the manholes. As part of the
Installation Restoration Program, the treatment ponds will be
decommissioned. Similar to storm water, permits are issued under the
NPDES program. The current permit expires on October 19, 1999 (PRC
Environmental Management, Inc., 1996).

The treatment plant can be reactivated mechanically and electrically, but there
is doubt that the RWQCB would authorize it without it being upgraded to
meet current standards. Secondary treatment would be required in the form
of a "package treatment plant” unless solids were removed and hauled off-site
by truck. Development in the central and southern portions of the site would
require connection to a sanitary sewer system. It is recommended that the

City:

1. Determine what improvements are necessary to bring the treatment
plant and related facilities up to code and to ensure adequacy and
reliability.
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2. Compare the costs of improving the plant for secondary treatment with
the long-term operating costs of removing solids for deposition
elsewhere,

3. Evaluate the capacity of the existing plant to determine if new
development can be accommodated or not, and if not, evaluate the
feasibility of increasing the capacity of the system or connecting to the
City’s sewer system either by gravity or by a pumping station.

d.  Industrial Sewer. The Oil Reclamation Plant {ORP) transferred ballast,
wastewater, and fuel from the pier and other areas to storage tanks. After the
tank contents settled and separated, fuel was extracted and recycled. The
remaining wastewater was then transferred to another tank for further
separation, and sent on to the treatment ponds. These systems have been de-
activated, except for the treatment ponds.

Information regarding the condition of the causeway boxes, tanks, pumps, and
associated equipment is unavailable and would require a field survey to obtain.
An industrial sewer system will not be needed in support of the reuse
proposed. Any industry that is considered should not depend on such a
system.

e.  Electricity. Pacific Gas and Electric (PG&E) provides electricity to
Point Molate via a single 12 kV.(kilovolt), three-phase service that terminates
at the main switchgear near building 13, the substation (Figure 4-5 in
Appendix B). One 12.5 kV feeder runs from the main switchgear to the main
substation where it is stepped down to 2400 volts for distribution. The five 2.4
kV distribution circuits that emanate from the substation are owned by the
Navy. The circuits are not connected with normal open tie switches,
preventing another circuit to pick up load in the event of a power failure. As-
built drawings and other records showing the main single line and describing
the electrical loading analyses for the distribution feeders and equipment
ratings cannot be located.

A number of transformers contain greater than 50 parts per million (ppm) of
PCB, a hazardous material. These should be replaced and properly disposed
to avoid the risk of contamination.

A field audit needs to be conducted to provide the following information:
1. The layout, sizing, and condition of the electrical system, including the

switchgear, poles, lines, transformers, and other equipment, to
determine whether the equipment can be reused or should be replaced.

1-61



Case 4:12-cv-01326-YGR Document 361 Filed 04/12/18 Page 86 of 344

POINT MOLATE REUSE PLAN . BRADY AND ASSOCIATES, INC.
CHAPTER I: REUSE PLAN MARCH 1997

RRPTRYY

Facilities must be brought into compliance with the standards of a
service provider. Once the configuration of the system and condition of
the equipment is known, electrical loads to be placed on each ‘
distribution line can be assigned. The adequacy and reliability of the
electrical system can then be adjusted for application to proposed uses.
Uses that require continuity of electrical energy will demand additional
reliability, including service from more than one source or other forms
of emergency power. Some rearrangement of the distribution feeders
or additional feeders may be required to meet this need.

2. Electrical loading and equipment ratings to determine how the system
can best be adapted for specific proposed reuse and development. Any
available recent maintenance records and work orders would be useful
in making these determinations.

Meters will be required for individual users. Under recent California Public
Utilities Commission rulings, consumers will, in the near future, be able to
select and negotiate rates for electrical services from suppliers other than
PG&E.

Consideration should be given to providing underground duct banks where
new development occurs to maximize flexibility of installation, additions, and
changes to the electrical wiring systems. The undergrounding of wiring
systems will improve the reliability of the systems and eliminate unsightly
overhead wiring. While initial costs may be higher, the costs can be shared
among the suppliers of the various systems,

i Natural Gas. Currently, no natural gas is supplied to Point Molate.
While gas is not essential, it would be desirable as an alternative to diesel and
electrical space heating, and to add value to the housing as a source of energy
for cooking. Commercial establishments that serve food would also benefit
from having gas. .-

Gas would have to be extended to Point Molate via a new pipeline from the
nearest source, An investigation would be required to determine if this is
feasible and economical. All users would need to be metered.

g Street Lighting. Street lights are overhead high pressure sodium
fixtures mounted on a combination of wood and electric poles, some of which
are dedicated poles. The existing street lighting system provides minimal
illumination, typical of a rural environment (Figure 4-5 in Appendix B).
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Reuse and new development will need higher illumination levels and more
even distribution of illumination. Areas not currently lit will require system
expansion. Redesign and expansion of the system can be postponed until new
development is planned.

It is recommended that when the system is upgraded, all lines be placed
underground to enhance the scenic quality of the site. Although metal poles -
are more durable, wood poles would be in keeping with the historical

character of the site.

h. Telephone and Telecommunications. Pacific Bell provides telephone
service and owns the telephone lines on the site. The Navy owns and operates

the associated equipment, which is part of the Consolidated Area Telephone
System (CATS).

There are no fiber optic lines, except between the main office and gas station.
Cable TV wiring is provided to the cottages and the fire station.

The new communications age requires a means of interconnection, either
through hard-wired systems such as telephone or fiber optics, or wireless
systems such as space satellites. For the size of development proposed at
Point Molate, the wired systems would be adequate and more affordable. The
existing telephone wiring will likely be increased by Pacific Bell. Fiber optic
lines, which are recommended for new development, would be the
responsibility of the individual developers. Additional Cable TV wiring is also
recommended, particularly for new housing and commercial entertainment
establishments, If Cable TV is to be franchised out, the supplier would install
the wiring system.

10.  Public Safety

This section focuses on public services for fire, police, and medical emergency
services. Concerns related to existing contamination are discussed in Chapter
11, Section A.S.

a. Fire Protection. There is a fire station at Point Molate that is owned

and operated by the Navy. Naval Supply (NAVSUP) supplies the fire engine,
pumper truck, and brush rig. In the past, the station was manned by a full- -
time Fire Chief and five individuals (two 24-hour shifts). Back-up services can
be provided by Station 61, the nearest City fire station, A fire alarm system .
exists only in the area of fuels operations at the shoreline, and on the pier. It

is connected to FISCO.
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- Tt is uncertain if the existing equipment will be made available for the City of
Richmond to purchase or otherwise use. An analysis should be conducted to
determine the minimum staff requirements for manning the station during and
upon completion of Plan implementation. This analysis should evaluate the
alternative of providing additional staff at Station 61, and comparing the
benefits and costs. In addition, an assessment should be made of cmer!gency
access routes and additional access needs.

To minimize the chance of fire, a fire hazard mitigation plan should be
developed and implemented. To ensure fire protection, the water supply
system should be upgraded as described above, and all buildings should be
supplied with ceiling sprinklers and fire alarm systems. The alarm signals
would be transmitted over the telephone or fiber optic systems to the
appropriate central control station.

b. Police Protection. One Naval Security Officer is currently stationed at
Point Molate. The closest police station (Southwest) is three to five minutes
away, within the standard response time,

A police station is not needed, but future tenants and owners may want to
hire security guards for specific huildings and development areas. Also, the
City of Richmond and/or California Highway Patrol may need to include Point
Molate on their regular patrol.

c Medical/Emergency Services. No medical facilities exist at Point

Molate, but there is a heliport at the north end of the site. Current City
codes prohibit its use; however, use of this heliport for medical, fire, and other
emergencies is desirahle. NAVSUP provides some medical emergency
equipment on-site.

Point Molate is tied into thie City of Richmond telephone Emergéncy Medical
Services. The closest hospital is Kaiser-Richmond, eight minutes away.

No medical or emergency staff or additional facilities are anticipated to be
needed for reuse.

11.  Parcelization

A parcelization plan has not been prepared as part of this document because
specific land uses have yet to be fixed permanently. This has been done
intentionally to ensure flexibility in meeting changing market conditions and
land use demand as the Plan is implemented.
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Parcelization is necessary where land is to be sold and/or subdivided for
private ownership. “Applicable areas include those proposed for residential
and light industrial development. In addition, if the proposed regional park is
to be leased or transferred in fee title, the boundary needs to be legally
defined. This would also apply to any other land leased or sold, such as to a
higher education institution.

The land areas shown in Figure 7 portray the generalized boundaries of
residential development and light industrial parcels (but not individual
residential lots). Parcels will become better defined later in the reuse
planning process as more information becomes available regarding market
demand, necessary building and infrastructure improvements, and the success
of environmental clean-up. :

C. Property Conveyance/Disposal

This chapter describes the various mechanisms for transferring property from
the Navy to other entities for reuse and development. They are presented in
order of priority established as part of the base closure process.

The LRA published and disseminated a Notice of Availability to agencies and
organizations in early 1996 to attract Homeless Assistance and PBC
applicants. The following entities responded: Contra Costa College/West
Contra Costa Unified School District (CCC/WCCUSD), Orchidnet, Richmond
Rescue Mission, Richmond Neighborhood Coordinating Council, and Contra
Costa Health Services (See Appendix E).

The BRAC evaluated the applicants’ proposals based on the following criteria:
Pproject viability, benefit as a PBC, benefit to the public, use and development
compatibility, marketability and economic contribution, and environmental
compatibility. However, the BRAC decided not to approve any of the
requests so that the City could maintain control over reuse of the buildings at
Point Molate. It was decided to recornmend that two applicants,
CCC/WCCUSD and Orchidnet, use facilities under leases with the City
(discussed below in Section 3). The request for use was recommended
because they demonstrated the largest amount of public benefit through the
provision of job training and educational programs, and because the proposal
was determined to be compatible with the overall reuse concept. Orchidnet’s
request was also highly recommended because their use of facilities will have
educational and tourism components consistent with the BRAC’s goals and
objectives. The Richmond Rescue Mission’s homeless assistance request was
not recommended primarily because they require the attendance at religious
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services as part of their program, raising the issue of separation between
church and state, and also because of the lack of community support services
for the homeless at Point Molate. The BRAC decided that the Richmond
Neighborhood Coordinating Council’'s PBC request for warehousing and office
space had no direct public benefit and was not recommended. Contra Costa
Health Services application was also not recommended. These are described
in more detail below. '

1. Federal Agency Transfers

Other federal agencies have "first right” at no cost to base property made
available through base closure from the DOD. Point Molate was listed in the
Federal Register in January, 1996. To date, no federal agencies have
expressed any interest in the transfer of Point Molate property.

2. Homeless Assistance

The Base Closure Community Redevelopment and Homeless Assistance Act
of 1994 requires BRAC to accommodate, where feasible, the needs of the
homeless. Since surplus property is conveyed to the homeless at no cost, no
revenue is produced through this type of conveyance for capital improvements
and operating expenses. It is BRAC's responsibility to determine how to
balance homeless needs with the need for economic development.

As of May 16, 1996, the City of Richmond had received only two complete
requests for homeless assistance from the Contra Costa Homeless
Collaborative and the Richmond Rescue Mission. The Richmond Rescue
Mission, a non-profit, religious based organization, submitted a request to use
the 29 cottages. They proposed to use 12 of the units as transitional housing
for recent Richmond Rescue Mission Recovery Program graduates, 12 units
for Jobs Skills Development Programs, and five units for staff and their
families. In addition, the organization requested use of an -
industrial/office/warehouse building for additional job training in limo-
chauffeur driving, auto detailing and sales, used clothing recycling, desktop
publishing and printing, and other types of training and employment. The
Richmond Rescue Mission also expressed interest in using the dock for the
shipping of used clothing and possibly a Bay Tour Job Skills Development
Program. They indicated it would take approximately six months for start-up.

Currently, the Recovery Program assists homeless men for 15 months, the
Transitional Housing Program provides housing to homeless individuals for up
to 12 months, and the Women, Women with Children, and Families Shelter
Program provides emergency housing for two months.
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Assuming that an average of eight people could sleep in a cottage, the
Richmond Rescue Mission could provide housing for 96 homeless people on
any given night. It is unclear how many people would benefit from the job
trajining programs.

The Contra Costa County Homeless Collaborative’s application, which was
incomplete, included a request by the Contra Costa County Food Bank and
Shelter Inc. These agencies expressed an interest in sharing the warehouse
space to store donated items until they can be distributed, and shared that
Rubicon Programs Incorporated wanted to provide landscaping installation
and grounds maintenance job training at Point Molate in conjunction with the
Richmond Rescue Mission (as well as with CCC/WCCUSD, discussed below).

The City of Richmond currently provides a proportionally significant amount
of housing for the homeless of West Contra Costa County (City of- “Richmond,
1995). For this reason and because of the remoteness of the site from other
community services such as food services, health care, schooling, employmcnt
opportunities and government-supplied social services, the City believes the
provision of job training opportunities is more important than the provision of
housing specifically at Point Molate. Therefore, the Richmond Rescue
Mission and Contra Costa County Homeless Collaborative requests were not
recommended.

3. Public Benefit Conveyances

Local and state government agencies as well as non-profit institutions that
serve a specific public benefit can be conveyed property at no cost orat a
discounted price. Any entity requesting such a Public Benefit Conveyance
(PBC) must bave a federal agency sponsor. A PBC can be denied if the
BRAC believes it is inconsistent with the goals and objectives of the Plan.

The types of.uses that are typically eligible to obtain a PBC include
educational, public health, recreational, and correctional uses. More
specifically, these may include community colleges, vocational schools, medical
emergency clinics, utilities, sanitary landfills, golf courses, athletic fields, trails,
state prisons, and county jails.

CCC, with accompanying letters of interest/support from the WCCUSD,
requested use of the property for a variety of educational and vocational
programs. These included an English as a Second Language program, a
marine and environmental biology laboratory, a hotel/motel/restaurant
program, a conference center program that emphasizes food services, and high
school level vocational/technical programs. Approximately 300 to 500 students
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(elementary, high school, and college) per year would benefit from these
programs. Full implementation would take three years. Facility improvement
and operating capital would be derived from federal, state, and district funds,
as well as student fees and rental housing income. :
The request specifically asked for use of the 29 cottages for housing foreign
students and conference/retreat attendees, as well as for mstructlon and
training purposes. (For example, the Winemaster’s house was clted as a
retreat supporting a restaurant for culinary training.) The requ§st did not
specify if the use of other non-residential buildings was desired,|although it
appears that some of the other buildings on the site would be suitable,

I
The City would relinquish ownership responsibility to CCC/WCbUSD if
property were transferred through a PBC. This would restrict u'sage for other
purposes such as a bed and breakfast or any use not proposed as part of the
CCC/WCCUSD programs. Furthermore, in transferring buildinigs through a
PBC (versus a City lease), CCC/WCCUSD would be fully rcspons1ble for the -
upkeep of the property as soon as it is conveyed, regardless as to whether or
not the buildings are used right away. CCC/WCCUSD would be able to rent
empty buildings only to other users who also meet the rcqmrcm‘ents of the
PBC for educational use, The LRA would not have the ability 0 replace
CCC/WCCUSD should they fail to meet their financial obligations.

For these reasons, the City is not recommending a PBC. However, the City
proposes to negotiate with CCC/WCCUSD for the lease of appropriate space
in the future. CCC/WCCUSD would be required to make necessary facility
improvements,

Orchidnet, a non-profit conservation and educational organizatjon that
promotes high technology propagation of world-wide endangered orchids,
requested use of one of several buildings for a miropropagation facility, a
showcase for their computer technology, an office, educational
exhibits/displays, a library, botanical artwork, a gift shop, a greenhouse, and a
botanical garden. The organization proposed to host weekend training
semninars, provide student intern training programs, and serve as a local tourist
attraction. The operation would employ four full-time and several part-time
individuals. Space requirements include 1,000 square feet for indoor space,
2,100 square feet for greenhouse space, and 400 square feet for lab space.

Orchidnet’s request for a PBC was also not recommended, but the City would
negotiate a suitable lease of one or more buildings to Orchidnet when in a
position to do so, assuming that the organization can contribute financially to
required facility improvements,
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A number of buildings may be appropriate for Orchidnet’s use, including
cottage 31, which has southern exposure, the steam generation plant,
refrigeration building, and any of the storage buildings located in the Northern
Development Area east of Western Drive.

The City also received a letter from the Richmond Neighborhood
Coordinating Council (RNCC) requesting use of one of the cottages for office
space, holding meetings, storing documents, and training staff.

A letter of interest also was received by the City from Armstrong University in
Berkeley, California, However, a formal proposal was not submitted.

Prior to reuse planning, the East Bay Regional Park District (EBRPD) was
approached by the City of Richmond to determine if the District would be
interested in Point Molate property under a PBC. EBRPD has expressed no
interest in assuming any of the property for a park under their jurisdiction as
a PBC, but they are willing to consider other arrangements. It is
recommended that the City continue a dialogue with EBRPD regarding park
development and long-term leasing.

Recommended PBCs, through the U.S. Department of Health and Human
Services, are the fire station to the City of Richmond Fire Department, and
the stormwater, sewage treatment, and other Navy-owned utilities that are not
conveyed through negotiated sales or public bid to the City Public Works
Department.

4, Port Conveyances

In 1994, Congress approved an additional conveyance mechanism via the

. National Defense Authorization Act that would allow the BRAC to reuse
property as a port, marina, or other maritime activity at no cost. As of this
writing, no property at other installations has been transferred in this manner.

No port or full scale marina is being recommended as part of this Plan,
although some facilities typically found at marinas are being proposed along
the shoreline and around the pier. Therefore, a port conveyance is not
recommended.

5. Economic Development Conveyance
The Economic Development Conveyance (EDC) was created to expedite the

property transfer process to local communities that need to spur economic
development activities and job creation. Property is transferred at or below

I1-69



Case 4:12-cv-01326-YGR Document 361 Filed 04/12/18 Page 94 of 344

POINT MOLATE REUSE PLAN BRADY AND ASSOCIATES, INC.
CHAPTER L REUSE PLAN MARCH 1997

the estimated fair market value and is negotiable; payment can occur at the
time of transfer or be deferred. Any discount in the price of the property
must be justifiable; the most important consideration is the need to put the
property into more immediate use to create jobs. The income that can be
generated from some of the higher value property (e.g., use of the cottages
and Winehaven building, and areas targeted for residential development) is
supposed to be used to offset the marketing and maintenance costs of less
desirable areas or buildings of the property (e.g., terrain too steep to develop,
contaminated areas).

The BRAC is the only entity eligible to receive Point Molate property under
an EDC. It would have to submit a formal application, including a
business/operational plan. The request would be made after the Plan has
been submitted to DOD for consideration in its review under NEPA, and
prior to final adoption.

Additional advantages of this mechanism are that the City would have
considerably more decision-making flexibility and control over reuse and
development than with the other mechanisms, including a lease. Richmond
could either maintain property and lease it to other entities, or sell portions of
Point Molate real estate, as needed, to finance building and infrastructure
improvements elsewhere on the site. The ability to manage property
transactions and respond to changing market conditions would enable the City
to maximize opportunities for job training, creating jobs, and raising revenue.

A drawback to the EDC is that net proceeds from sales (i.e., monies
remaining after the costs of property improvements) must be shared with
DOD. Further, the City would have to accommodate the homeless to the
greatest extent possible.

For Point Molate, the City of Richmond was given an alternative to the EDC
mechanism through special legislation. This is described below. The City
decided that they preferred using the special legislation over the EDC
mechanism, so the EDC option is not recommended.

6. Special Legislaiion

As part of the DOD Authorization for Fiscal Year 1996 (Public Law 104-106)
signed into law by President Clinton on February 10, Section 2867 (otherwise
referred to as the "Dellums Legislation” in reference to U.S. Congressional
Representative Ronald V. Dellums from California’s 9th District who
sponsored the legislation) permits DOD to convey Point Molate to the City of
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Richmond, in lieu of a lease. This legislation permits the Navy to convey
Point Molate to the City of Richmond through a direct transfer at no cost.

Through this mechanism, the City will be able to obtain ownership of Point
Molate and lease individual buildings and parcels of land to interested parties.
The City will maintain control over the development of the property.

7. Negotiated Sale With a Public Body

The use of this conveyance mechanism has declined since creation of the
EDC. Negotiated sales are made with local governments and publicly owned
utility companies who propose property uses that do not meet the intent of a
PBC but cannot obtain the property through any other mechanism. Property
can be purchased at a discount.

Because of the special "Dellums” legislation option described above, this
mechanism is unnecessary for Point Molate.

8. Public Bid Sale

As a last resort when property has not been conveyed using any of the above
options, the DOD can sell the property through a public bid sale, The
proceeds from such a sale are deposited in the U.S. Treasury. Because
proceeds could not be directly applied to the reuse and development of Point
Molate, there is no advantage to the City of Richmond to purchase property
in this manner. Navy owned utilities not conveyed to the City may be
disposed by public bid.

D. Reuse and Development Strategy

This section summarizes the decisions that need to be made to finalize and
implement the Plan, uses that can occur early on, environmental clean-up
schedules and commitments, regulatory considerations, financing options, and
demolition recommendations. The phased action plan is described at the end
of the section.

The Plan will be used as a basis for amending the City’s General Plan and
Zoning Ordinance. A Specific Plan, which would be more detailed and
comprehensive than this conceptual reuse Plan, is recommended as the vehicle
for developing these amendments. A Specific Plan is appropriate for Point
Molate because of the large size of the site and the likelihood that a number
of individual, private developers will be involved in the development of
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projects on separate parcels of land sold to them by the City. The Specific
Plan is also an appropriate mechanism for conducting detailed site
investigations (biological surveys, more detailed design and restoration plans,
and open space design and planning), coordinating with regulatory agencies
(discussed below), and creating development strategies and more specific land
uses. Changes to the existing land use and zoning designations and
regulations will be required to accommodate the proposed reuse and
development of Point Molate regardless as to whether or not a Specific Plan is
used as the tool for refining the Plan. City of Richmond policies, plans, and
regulations that may need amending are listed in Chapter II, Section A.16.

1. Additional Investigations and Assessments

A number of studies must be conducted before the Plan can be finalized
and/or fully implemented. Many of these will require extensive field
investigations. Those specifically related to buildings, transportation, utilities,
and public services are listed below and discussed in more detail in Section B
above:

* A detailed evaluation of Building 6 (as well as 17, 132, and the cottage
garages) to determine if it should be reused or demolished. All
improvements required to bring it in conformance with building and
safety codes, including structural, seismic, fire, ADA, mechanical,
electrical, and plumbing upgrades should be evaluated and associated
costs estimated. The study should also address practical improvements
likely to be required for reuse, such as an improved building entrance,
new interior walls, better lighting, and replacement of the flooring.

* An evalnation of the tanks and pipelines. This investigation should
determine the condition and usability of the tanks and pipes, both
above and below ground, and the cost for removing them and
surrounding contaminated soils. If there are any lingering health and
safety concerns, they should be removed before the property is
transferred to the City.

*  More detailed evaluations of the Winehaven building, cottages, and all
the other buildings slated for reuse. This study should identify all
needed improvements (as described for Building 6) to make them ready
for occupation, and the associated costs. The Navy will be responsible
for asbestos removal only if it poses an immediate health hazard. If the
Navy does not agree to the removal of asbestos, the City will need to
determine where it is a problem, and what it will cost to remove it. A
similar assessment should be conducted for lead in non-residential
buildings.
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* A trip generation analysis based on the proposed land uses traffic
volumes. Traffic volumes should be estimated to assess the potential
impacts on I-580 traffic and required improvements to the 1-580
interchange and Western Drive. This study should include any
anticipated traffic from the proposed expansion of the Port of
Richmond and Wickland Oil project.

+  Public and private bus service feasibility. The study should also
evaluate the cost of bus service alternatives.

* A detailed seismic assessment of the pier to make it safe for public use.
This study should include a cost estimate for bringing it fully up to the
required standards.

*  An assessment of the Navy’s water supply system. This study should
address the condition, capacity, and code conformance of the on-site
infrastructure to serve existing buildings and additional proposed
development, and the costs for required improvements. It should
include testing of the fire protection system and an analysis of the water
quality, especially in order to determine iead content and some (lead
pipes, solder, or lead in cast iron joints). The monitoring system should
also be evaluated in terms of the City’s ability to assume control.

+ An assessment of the ability of the EBMUD water supply system to
serve the site. The study should include the available capacity of the
Potrero tank and distribution line. The capacity should be designed to
accommodate proposed development at Point Molate. This should
include an assessment of water service demand for the site.

*  An investigation of water-conservation measures for both internai and
external use on-site, This should include an analysis of appropriate
drought resistant plants, use of inert materials, and minimum turf area.

* An analysis of the stormwater system. The study should evaluate the
condition, capacity, and code compliance of the entire system and
determine the cost to upgrade it. The study should consider the
potential for residual environmental contamination and the need for on-
going monitoring.

¢  An evaluation of the sanitary sewer system. This study should assess
feasibility and costs of the following alternatives: a package treatment
plant, connection to City sewer lines, and manual disposal of solid
wastes off-site.

+  An assessment of the electrical system. The study should analyze the
condition, capacity, and code compliance of the equipment and
configuration of the system. This study should also assess back-up
power supply and metering needs based on the proposed uses. Costs
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for supplying adequate and reliable electricity should be included in the
study, along with the option of placing the distribution system
underground.

An analysis of the street light system. This study should determmc the
appropriate levels of light throughout the site and how that standard
can best be accomplished. The cost assessment should inchide costs for
replacing metal poles with wood poles and burying the lines.

An evaluation of the telephone system and telecommunication needs,
including fiber optics, Cable TV, and cellular systems. The study
should reflect proposed uses requiring these various systems. The costs
of provisionfupgrading should be provided where public and non-profit
organization uses are being considered.

Options for providing fire protection. A cost comparison should be
made between equipping and staffing the on-site fire station and adding
positions, if necessary, to Station 61.

Options for providing greater security. Options shouid include the
hiring of security guards and adding the site to the patrol route.

In addition, the following studies should also be performed: !

*

More detailed and focused marketing assessments. Initially, these
should be conducted to validate the proposed uses and identlfy’ any uses
that may have been overlooked. As the Plan gets l.mplemented,
additional marketing studies should be conducted to better define
potential and appropriate tenants, buyers, and products.

Seismic studies. The potential for severe seismic shaking and
liquefaction hazards should be analyzed wherever developm’ent is
proposed, but particularly in those areas suspected to be filll loverlying
bay mud (Figure 5 in’ Appendix B). Calculations should be detenmned
for the maximum credible lateral accelerations as baseline mformauon

Geohydrological studies. These are needed to obtain a bcttler
understanding of the flow of underground water and existing and
potential migration of site contaminants. Ongoing monitoring of the
lower area of the Northern Development Area is especially|critical if
the area is going to be developed for residential use and parkiand.

Environmental clean-up program monitoring. After Installation
Restoration Program sites are cleaned, they should be monitored to
watch for further contamination and to ensure that additional
hazardous materials are removed or otherwise remediated. | All areas of
the site to be used or developed and all buildings to remain standing
should be independently inspected by the City to determine if
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environmental clean-up has been adequately completed. Ongoing
monitoring will be especially critical in those areas planned for
residential and parkland development.

* Vegetation Management Plan. To manage the site’s vegetation,
additional studies will be needed to identify plants that need to be
removed or restored.

* Additional biological and culturai studies for specific areas. These may
be needed when development plans are prepared for specific areas to
avoid or mitigate adverse impacts on protected and sensitive resources
including any wetlands that may exist and be adversely affected.

2. Early Reuse

The timing of reuse and development depends on the outcome of a number of
the above mentioned studies. For example, the extent and cost of renovating
and upgrading individnal buildings will determine which ones can be occupied
carly on (i.e., those requiring minimal improvements), rather than after a
certain amount of revenue has been generated for making major
improvements. Market demand will also have a significant influence on the
sequence of use. The environmental clean-up program if phased as
recommended in the following section, will allow for implementation of this
Plan as proposed. However, remediation to residential use standards may
cause a delay in the implementation schedule. Further, the pace and success
of the environmental clean-up program may affect when new development can
occur in areas where IR sites are located. Early reuse may be restricted to
those IR sites already identified and under remediation.

Reuse of the existing buildings will take precedent over new development,
primarily because of the comparably smaller amount of required capital for
improvements, and the ease of leasing currently available space. As described
in the previous section, there already is competitive interest in the use of most
of the existing buildings. New development will inherently require more time
for the property sales process, site planning, architectural and engineering
design, construction, and lot sales/building leases.

Early uses that will be given highest priority are those which will maximize
-public access, promote economic activity, and provide vocational and job
training at minimal cost. A winery will meet all three of these interim use
objectives. Many of the non-profit uses such as a museum, and retreat center
will meet at least two of the three objectives. A satellite college will directly
provide the training, and indirectly, as graduates enter the workforce or start
new businesses, contribute to the economy.
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All of the required building uses, if accommodated, are proposed to be in
place within a three-year period following building upgrades.

No uses have been assigned to buildings unless they can remain permanently.
An attempt was made to avoid designating interim use of a building that is
better suited in the long run for another use.

3. Environmental Clean-Up Program

Intensive industrial use at Point Molate over the last half century has
resulted in extensive hazardous environmental contamination of the site.
Under the requirements of the Base Realignment and Closure Act, the
Navy initiated the Environmental Baseline Survey (EBS) process at Point
Molate to assess environmental concerns. The Draft EBS focused on
areas of known environmental contamination, and specifically designated
four IR sites for clean-up prioritization under the Regional Water Quality
Control Board (RWQCB) Site Clean-up Requirements Order No. 95-235.
The sites are: IR-1 (the Waste Disposal Area), IR-2 (the Sandblast Grit
Areas), IR-3 (the Treatment Ponds Area), and IR-4 (Shoreline Areas)
(Appendix B, Figures 5-4 and 5-8). Approximately two-thirds of the site
was classified as Category 7 and requires further field sampling and
investigation to identify additional clean-up needs (Figures 5-1 and 5-3 in
Appendix B).

Subsequent to the Draft EBS, the Navy prepared the Base Realignment
and Closure Clean-up Plan (BCP), published November 1, 1996. It
provides general approaches to and schedules for the clean-up of the IR
sites. Clean-up at Point Molate has been impeded in the past by the lack
of funding, but activities are now being aggressively scheduled to
accelerate the process. As reflected in the Environmental Program Master
Schedule, the Navy expects all IR sites at Point Molate to meet minimum
Community Environmental Response and Facilitation Act (CERFA)
requirements for property transfer by the second quarter of the fiscal year
1999. Following are the highlights of the BCP.

According to the final BCP investigation, clean-up is currently underway at
only one site, IR-3. A Site Investigation (SI) and Phase I Remedial
Investigation (RI) have been completed at IR-1. A non-time-critical
removal action is planned to contain floating product and possibly
contaminated groundwater. After initiating this removal action, a Phase 11
RI will be conducted. At IR-2, chromium, lead, nickel, and zinc have
been found. Consequently, IR-2 has been identified for accelerated
closure. An SI, Phase I RI, and removal action have been completed at
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IR-3. A Phase II RI should be initiated as soon as possible to assess the
risks associated with residual contamination at the site. IR-4 includes both
sediment contamination along the shoreline and upgradient contaminated
soil and groundwater along the entire length of the shoreline. A Phase II
RI/Feasibility Study was scheduled to begin at the end of 1996. A time-
critical removal action is planned at IR-4 to contain floating fuel and a
benzene, toluene, ethylbenzene, and xylene (BTEX) plume that is
migrating into the bay.

Of the 43 underground storage tanks, 18 have been cleaned and certified
for temporary closure, six have been cleaned and are awaiting certification,
two are under contract negotiation for lining removal and hydrogen sulfide
detection activities, and one is active and has not been cleaned. In
addition, 16 heating oil tanks remain in place and in use. Underground
fuel lines associated with the industrial sewer system are active and are
scheduled for cleaning.

Of the 32 above ground storage tanks, 12 are active and 20 are inactive.
Contract negotiations are underway for cleaning five of the active tanks
and eight of the inactive ones. One of the inactive tanks has already been
cleaned. No further action is currently scheduled for cleaning the other 19
tanks. The active tanks are used by the gasoline station, Building 123, and
industrial sewer, All of the aboveground tanks will be removed, but no
schedule for doing so has been developed.

A feasibility study on the closure options for the underground storage
tanks and the associated fuel pipelines is underway, and a decision will be
reached early in 1997.

.No remediation of electrical equipment, or the removal of equipment or
devices with PCB-containing oils is planned.

All hazardous materials and wastes other than materials that are built into
the facilities, such as asbestos, will be removed before the property is
transferred if they pose an immediate health hazard. The removal of
asbestos from the buildings will be negotiated between the Navy’s Public
Works Center and the City of Richmond.

The Navy will abate lead-based paint hazards found in the cottages that
are intended for reuse as housing. Abatement will not be performed if a
building is scheduled for demolition or nonresidential use. Clarification as
to whether or not "residential" includes overnight accommodations is
advisable.
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The oil/water separator (OWS) system discharges into the wastewater
treatment plant. Closure is slated for September, 1998, after which the -
City of Richmond would like to assume control of the plant. Closure and
removal of this system depends on the funding and construction of a new
wastewater treatment plant, which the Navy intends to incorporate into its
1998 budget. The treatment ponds are an integral part of the industrial
wastewater treatment system and are being used in the interim for surface
water treatment. Because the treatment ponds are part of the Installation
Restoration Program, the plan is to close and dismantle the treatment
ponds as quickly as possible to assure that stormwater runoff is not
contaminated. Therefore, a package treatment plant is recommended over
reuse of the ponds.

No funding has been budgeted for remediation of a small arms range near
the southeastern boundary of the site where elevated concentrations of
lead are suspected.

Individual parcels of property at Point Molate may be transferred to the
City of Richmond for interim reuse based upon a Finding of Suitability to
Transfer (FOST) after a Record of Decision (ROD) is made on the
EIS/EIR. However, successful reuse of Point Molate can only happen
once adequate environmental clean-up has occurred. To expedite reuse,
clean-up priorities should reflect the Plan’s priorities. It is understood that
additional investigation is needed to determine the full extent of
contamination at Point Molate, and that subsequent investigation and
remediation may result in delays for reuse. At the same time, clean-up
schedules and methods should accommodate early and interim reuse to
the extent possible which means readying the buildings for reuse first.
Areas that require more intensive clean-up, and hence more rigid

.. schedules, include the area in and around the sewage treatment ponds,
and in new residential areas, the regional park, and the existing beach
where children will play and make contact with soil. The Treatment
Ponds IR Site is suspected of being the most contaminated and the most
difficult site to remediate on a permanent basis. Clean-up to residential
standards may not be practical for the entire site. Contaminated areas in
the open space may require fencing when interim use begins, if they have
not yet been restored. Permanent fencing may need to be considered in
areas that are low priorities, or where the extent of petroleum
contamination cannot be determined.

The priorities for implementation are shown below and are reflected in the
three phases of reuse implementation described in Section 7, below.
These respond to the City’s desire to first reuse existing buildings, most of
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which are in the Core Historic District, followed by reuse and
development of the immediate surrounding areas (the Northern
Development and Shoreline Park and Hillside Open Space) for a variety
of purposes in support of reuse of the Winehaven Building and cottages.
After this, the focus will shift south to the undeveloped areas where
development is proposed to help raise capital for longer-term
improvements. The last priority is the multi-family area proposed at the
bottom of the Waste Disposal IR Site.

1. Historic District (IR-2; Categories 6 and 7)

2. Northern Development Area (IR-2 and IR-3; Categories 5, 6,
and 7)

3. Shoreline Park (IR-3 and IR-4; Categories 5, 6, and 7) and
Hillside Open Space (IR-4, Category 7)

4.  Soutbern Development Area (with the exception of the multi-
family housing area, which should be the last clean-up
priority) (IR-2; Categories 6 and 7)

5. Central Development Area (Category 7)

6. Southern Development Area multi-family housing portion
(IR-4, Category 6)

4. Jurisdictional and Regulatory Considerations

To implement the Plan, the requirements, restrictions, policies, and plans
of a number of other jurisdictions must be taken into account.
Consultation with and permits from certain agencies may be necessary.
These are discussed below. -

a. Advisory Council for Historic Preservation (ACHP) and State
WW As mandated under Section 106 of

the National Historic Preservation Act (Public Law 89-515), the ACHP is
responsible for implementing regulations related to the evaluation of
historic properties, and for providing comments on those actions that will
have an effect on eligible or listed properties. The definition of historic
properties includes archeological sites and properties of traditional cultural
value, as well as those solely of historic significance. The criteria for
evaluating National Register eligibility or significance of historic properties
are found in 36 CFR 60.4.
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Regulations relating to the Historic District at Point Molate are important
since the Plan is proposing reuse or demolition of historically significant
buildings and grounds. A formal request to upgrade and renovate for
reuse 33 of the historical buildings and to demolish Buildings 6 and 17
must be reviewed and approved by the SHPO and ACHP. Proposed
changes within the Historic District are subject to the Standards for
Rehabilitation of the Secretary of the Interior.

If private developers plan to utilize the 20 percent investment tax credit
for renovating historic buildings, proposed development projects will need
to be reviewed by the SHPO. Also, any ground disturbing activities in the
vicinity of known or suspected archeological resources will réquire field
investigations and protection under the California Environmental Quality
Act (CEQA), Public Resources Code Section 5021.1[b]. In addition,
California Health and Safety Code Section 7052 prohibits the disturbance
of human remains except under certain conditions. This code specifies
procedures to be followed in the event that Native American graves are
found.

b.  State Lands Commission. The State acquired sovereign ownership
of all tidelands and submerged lands and beds of navigable waterways
upon its admission to the United States in 1850, These lands are
commonly referred to as public trust lands, and are to be used for
purposes of commerce, navigation, fisheries, water-oriented recreation,
preservation in their natural condition, and other public trust uses.
Through various acts beginning with Chapter 317, Statues of 1913, the
California Legislature has granted state tide and submerged lands to the
City of Richmond. These acts give the City administrative rights, The
State Lands Commission has oversight responsibility to insure that City
action are consistent with the terms of the granting statues.

Regarding areas which are subject to the public trust, the State Lands
Commission has stated that tideland within Point Molate which had been
sold by the Board of Tide Land Commissioners (BTLC) in the last century
and which were filled by 1980 are free of the public trust, as are areas
within the facility which historically were above tides. Present day tide and
submerged lands and tidelands filled after 1980 will remain subject to the
public trust and to the grants to the City of Richmond.

c. San Francisco Bay Area Conservation and Development
Commission (BCDC). Within the San Francisco Bay, the BCDC has

primary land use planning authority over public trust tidelands and
adjacent public land. The overriding documents controlling use of the
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tidelands and shoreline is the BCDC Bay Plan, as amended, which shows
Point Molate as "Waterfront Park, Beach." Where possible, BCDC
designated parks should emphasize hiking, bicycling, riding trails, picnic
facilities, viewpoints, beaches, and fishing facilities. Recreational facilities
that do not need a waterfront location, ¢.g., golf courses and playing fields,
should generally be placed inland, but may be permitted in shoreline areas
if they are part of a park complex that is primarily devoted to water-
oriented uses. Limited commercial recreation facilities, such as small
restaurants, should be permitted within waterfront parks provided they are
clearly incidental to the park use, are in keeping with the basic character
of the park, and do not obstruct public access to and enjoyment of the
Bay.

The BCDC San Francisco Bay Plan will need to be amended to
accommodate all the proposed uses which are not related to parks and
open space.

The BCDC considers any expansion of an existing pier and the
construction of new piers in the San Francisco Bay as fill and requires
permits for such improvements. In addition, new storm and sanitary
outfalls that discharge within the BCDC jurisdiction require the approval
of the BCDC.

d. State of California Regional Water Quality Control Board
{(RWQCB), The RWQCB is charged with enforcing federal Storm Water

Pollution Prevention Programs (SWPPs) and National Pollutant Discharge
Elimination System (NPDES) requirements for the region. The RWQCB
identifies beneficial uses and water quality objectives for the San Francisco
Bay. Beneficial uses identified at Point Molate include commercial,
recreational, and navigational uses.

The RWQCB also has responsibilities for implementing the Federal Clean
Water Act. This includes permit responsibilities for both non-point source
(stormwater) and point-source discharges of pollutants. The RWQCB
issues Water Quality Certifications for any discharge into federal navigable
waters (including the Bay) under Section 401 of the Clean Water Act.

E. The U.S. Army Corps of Engineers (COE). Permits from the COE

will be required only if Plan implementation necessitates any dredging,
filling, or other disturbance of wetlands and navigable waters (33 CFR
320.4). Under Section 404 of the federal Clean Water Act, wetlands are
defined as "those areas that are inundated or saturated by surface or
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ground water at a frequency and duration sufficient to support, and that
under normal circumstances do support, a prevalence of vegetation
typically adapted for life in saturated soil conditions.” Indicators of all
three wetlands parameters (hydric soils, hydrophytic vegetation, wetlands
hydrology) must be present for a site to be considered a jurisdictional
wetland. COE involvement is not anticipated at this time because
construction at the shoreline is not expected.

£, California Department of Fish and Game (CDFG). California

provides procedures for state listed species under the California
Endangered Species Act, CDFG Code Section 2090. Also, the CDFG has
the authority to reach an agreement with a party proposing to affect
wetlands pursuant to Section 1603 of the California Fish and Game Code.
In accordance with its policy of "'no net loss” of wetland habitat, the
CDFG encourages the avoidance or mitigation of impacts to all wetlands,
regardless of acreage. CDFG involvement is likely only if wetlands or
sensitive plant and animal species may be affected by proposed
development on the site. Based on current surveys, which may be
inadequate, no state listed species exist at Point Molate.

g.  The US. Fish and Wildlife Service (UUSFWS). The federal

Endangered Species Act requires that the USFWS issue a permit prior to
actions that could result in the killing, harming, or harassing of a federally-
listed endangered or threatened species. This permit process is directed
under Section 7 for actions in which a federal agency is involved and in a
similar process under Section 10a for state and local agencies, as well as
for individuals. USFWS involvement is unlikely unless further field
surveys uncover evidence of federally listed species such as the Alameda
whipsnake on the site,

h.  East Bay Regional Parks District (EBRPD). EBRPD is a limited
purpose agency with the responsibility of developing and operating a
regional park system in the East Bay. Point Molate is included in the
District’s Master Plan and 1988 financing program (Measure AA).
EBRPD’s Master Plan proposes a Bay Trail that would encircle the entire
Point San Pablo Peninsula (pers. comm. with Martin Vitz). The Bay Trail
Plan, which is supported by EBRPD, shows a desired alignment through
Point Molate following a railroad right-of-way along the shoreline.

5. Capital Improvements and Flnancial Feasibility

As described in Section B and above, there are significant building,
transportation, and utility improvements needed at Point Molate to
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accommodate users in the existing buildings and new development. The
extent of costs for these improvements are unknown at this time. It is also
unclear what portion of the improvements may be fundable through new
development on the site. '

The City hopes to fund some of the building and infrastructure
assessments and the more immediate, critical improvements through
special federal government grants. State industrial bonds are another
potential source of revenue. General Fund monies are not likely to be a
funding source.

The primary revenue is expected to be generated through the sale of land
parcels in the Northern, Central and Southern Development Areas for
new residential and light industrial development. This revenue will be
supplemented through the leasing of existing buildings and possibly land
(e.g., the Shoreline Park by EBRPD, buffer areas by Chevron). Early
building lease revenue will not be sufficient for upgrading buildings. Most
infrastructure and building improvements may be delayed until new
development occurs. Developers can be required, as part of the land sales
agreement to upgrade existing facilities, These costs must be kept
reasonable in order to maintain marketability.

The City may designate Point Molate as a redevelopment area to attract
private developers who would otherwise find development financially
unviable, ‘

6. Demolition

The Navy is not required to demolish any buildings and will consider
demolition only if the cost of demolition is less than the cost of caretaking
those facilities. Therefore, the costs of demolition will affect the City’s
ultimate determination of what buildings and structures should be
removed.

It is important that the City further assess the condition and potential
reuse of Buildings 6 and 17, which are on the NRHP, as soon as possible,
and decide if they should or should not be demolished.

A determination should also be made regarding the cottage garages, which
are also on the NRHP. These are in generally fair or poor condition, and
will be incongruous with the overnight accommodation use planned for the
cottages.
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Building 132 (POL operations), near the base of the pier, which has 2,688
square feet of space and is in good condition, is recommended for reuse in
association with the proposed regional park and/or waterfront commercial
recreation. However, upon inspection, this building may not be practical
for reuse, in which case it should also be demolished.

Buildings and other structures that should be demolished, unless they are
determined to be critical to the functioning of utility systems and are more
cost-effective to renovate rather than replace, include the following:

*  Structure 14 A (fuel dispensing station)
* Building 24 (storage shed)

*  Building 68 (pump house #2)

*  Building 69 (pump house #1)

* Building 70 (Gager’s gear locker)

* Pump House #6

* Building 73 (water pump house)

* Building 76 (waterfront operations)

* Building 77 (oil spill storage)

* Building 82 (pump house #3)

*  Building 83 (pump house #4)

* Building 86 (pump house #5)

*  Building 88 (vehicle wash)

*  Building 89 (drum filling shed)

* Building 93 (range house)

*  Building 94 (truck oil loading facility)

*  Building 95 (shed)

* Building 115 (transmitter building)

* Building 118 (storage shed)

*  Garages 55, 65, 67, 80, and 81 (on the NRHP)

In addition, extraneous pavement, fencing, and other miscellancous
structures and unusable utilities should also be removed. The Navy is
conducting a study early in 1997 to decide if the fuel tanks and pipelines
should be removed or left in place. The City should encourage the Navy
to remove the tanks in the Central Development Area, all exposed
pipelines, and any underground pipelines that cross areas planned for
development, including the proposed Shoreline Park.

As discussed in Section 4 above, the cost to upgrade the pier and the
capability of the City to make these repairs needs to be determined early
on, along with possible requirement that the Navy be responsible for
demolishing it if the City is unable to pay for the mandatory
improvements.
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Priorities for demolition and removal should be based on the following
criteria:
1. Uneconomical upgrade costs
2. Impractical for reuse
3. Relatively little marketing value/no expressed interest in reuse
b Degrades visual quality

7. Phased Action Plan

Implementation of the Plan will be sequenced in three phases (Table 3)
beginning after the Record of Decision has been made based on the
EIS/EIR. The goal of the phased plan is to establish the envisioned reuse
themes in both an economical and timely fashion. The phasing plan is
structured to accommodate the extensive environmental clean-up that
needs to occur, as well as the need for major infrastructure improvements.
In all, final reuse is estimated to take place in a 20-year period.

The first phase of action will be instrumental in developing a solid
foundation for implementing this Plan. The goal of Phase One is to plan
for site-wide infrastructure improvements, as well as to activate the heart
of the site, thus firmly establishing the reuse vision of historic preservation,
mixed-use development, and job training. A Specific Plan will be used to
resolve development issues and to provide specific development strategies.
Early reuse of the Historic District, Northern Development Area and
Shoreline Park will attract visitors to the site while establishing the
character for further reuse and development of Point Molate.

In addition, the preparation of a Vegetation Management Plan will guide
the management of non-native plant species and the restoration of native
species. A comprehensive study of the existing vegetation at Point Molate
will be included in this effort.

In Phase Two, additional infrastructure improvements will be made to
accommodate new development, which will begin to occur in the Northern
and Southern Development Areas. Western Drive will be improved in
support of reuse and new development, including providing for bicycle and
pedestrian traffic. If funding for upgrading existing buildings and
associated infrastructure cannot be obtained in Phase One, some Phase
Two development may need to occur earlier.

The focus of Phase Three will be to complete residential development.
Infrastructure improvements will be fully instalied during Phase Three, as
well as the remaining landscaping.
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Table 3
PHASED ACTION PLAN

PHASE 1 (0-5 YEARS)

PHASE 11 (5-10 YEARS)

e ® ¢ & ¢ ¢ @

Negotiate transfer of property with Navy

Prepare building leases

Prepare Specific Plan

Amend General Plan

Amend Zoning Ordinance

Prepare Vegetation Management Plan

Negotiate use or acquisition of raifraad ROW
Submit for SHPO approval proposed renovations for
historic buildings

" the Northern Development Area for light industrial use

If Building 6 is demolished, sell a development parcel in

{or aitematively for residential use)

Sel! the larger development parcel in the Southern
Development Area for single family housing (or
alternatively for light industrial use)

Review and approve the development plans for these
two parcels

Coondmatc with EBMUD to ensure sufficient water
capacity to site when EBMUD upgrades their system
Make final building and pier asscssments and demolition
determinations

Assess water system

Assess stormwater system

Assess sanitary sewer system

Assess clectricai system

Assess sireet light system

Assess lelecommunications needs

Assess fire protection options and implement preferred
option

Assess security options and implement preferred option
Conduct additional marketing, seismic, geohydrological,
biological and cultural studies

Establish a trail system in the Hillside Open Space
Renovate buildings in the Historic District and Northern
Development Area for reuse

Develop Bay Trail and promenade, including
landscaping, paving, and site furniture installation
Retrofit the pier

PHASE H1I (10-20 YEARS)

Selt remaining parcels of land in the Central and
Southern Development Areas (if deemed ﬁnnnclally
necessary) for private development

Review and approve development plans

Assess the potential for providing mass transit R

Continue development of the Regional Park
Develop parcel in the Northem Development Area
{developer’s responsibility)

Develop larger parcel in the Sauthen Development
Arca (developer’s responsibility)

Design and develop the eatrance to the site

* Develop Central and Southern Development Areas

(developer’s responsibility) for multi-family housing
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Table 3 continued

* Upgrade buildings to be leased early on * Widen and resurface Western Drive and provide for a Extend utilities to new development areas (developer's
* Upgrade utilities amsociated with buildings to be reused pathway and landscape improvements responsibility)

{excep! for street lighting) * Upgrade the street lighting system throughout the site
¢ Provide gas, telecommunications, and other services to |+ Extend all utilitics to the new development areas

existing buildings that are not currently served but (developer's responsibility)

would benefit from such services Provide additional public safety services as needed

. oﬁitdr ;he Navy’s ve:mrvon'memal cleam-up Program TContﬁue mém oring of the Navy’s envimnﬁtedta ontinue mdhitonng the Navy’s é;vuronmmml clean- -
» Remove asbestos and lead paint from buildings to be up program up program
reused if the Navy does not agree to do this

* Investigation studies will be included in a Specific Plan if the City opts for thi planning mechanism.
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BACKGROUND INFORMATION

A. Existing Conditions

The first step in developing the reuse plan for Point Molate involved
conducting an inventory and analysis of existing conditions on-site and within
a regional context. Environmental documents and study reports were
reviewed and combined with site reconnaissance and interviews with experts to
create the existing conditions inventory. This information was then analyzed
and graphically portrayed as a set of opportunities and constraints maps
(Figures 3 and 4), thus providing a comprehensive guide for determining
future reuse and development of Point Molate,

1. Local Setting

Point Molate is located in the City of Richmond, in West Contra Costa
County. Contra Costa County is part of the nine-county San Francisco Bay
Area, which has a population of approximately six million people, and the
fourth largest economy in the United States, )

West Contra Costa County is also densely populated, housing 25 percent of
the County’s residents. In-terms of its location, high density development,
and ethnic diversity, West Contra Costa County has a stronger relationship to
cities in Alameda County, such as Oakland, Berkeley, and Albany, than to
cities in East Contra Costa County, such as Walnut Creek, Concord, and
Antioch.

a. Land Use and Population., Richmond is the largest city in West Contra
Costa County both in terms of land area and population. The City
encompasses approximately 35 square miles of land on the edge of San
Francisco Bay. Approximately 34 percent of the land is designated as open
space, the most extensive land use in the City; City parks comprise 240 acres,
and regional parks comprise an additional 5,541 acres of open space. The
second largest land use category is residential, comprising 33 percent of the

II-1



Case 4:12-cv-01326-YGR Document 361 Filed 04/12/18 Page 114 of 344

POINT MOLATE REUSE MLAN BRADY AND ASSOCIATES, INC.
CHAFTER II: BACKGROUND INFORMATION MARCH 1997

land in Richmond. The remaining land includes a mix of commercial and
industrial uses.

Incorporated in 1905 with a population of just 2,000, Richmond’s population
exploded with the growth of the local ship-building industry during World War
II. By 1950, Richmond’s population increased to 99,200. However, after the
shipyards closed following the war, the local economy weakened. People
began to leave Richmond, and by 1960, the population had decreased to
71,900,

In recent years, Richmond'’s population has grown four percent from 87,425 in
1990 to 90,916 in 1996 (State Department of Finance, 1996). Twenty-six
percent of the population is under 18, and 11 percent is over 65. The average
household size is 2.7 persons (January, 1995 estimate). The ethnic make-up of
Richmond’s population is described in Table 4:

Table 4
CITY OF RICHMOND RACIAL/ETHNIC GROUPS

Black 38,292 43.8%
White 31,648 36.2%
American Indian, Eskimo & Aleut 525 0.6%
Asian & Pacific Islander 10,316 11.8%
Other Race 6,644 7.6%

* Hispanic is not an ethnic category. Persons of Hispanic origin may be of any race.
Source: 1990 US. Censux

b. Housing. Richmond had a total of 34,530 year-round housing units in
1990, of which 32,747 (95 percent) were occupied units, and 1,783 (five
percent) were vacant units. Forty-six percent of the occupied housing units
were rentals and 54 percent were owner-occupied. Richmond has increased
its housing units by 3 percent since 1980 to its current level of 35,571 units.

Richmond is one of the more affordable communities in the San Francisco
Bay Arca for home ownership. The median value of owner-occupied homes
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in Richmond was $144,000 according to the 1990 Census. However, only 15
percent of the housing units in Richmond are affordable to low-income
households. This cost gap poses a particular problem for first-time
homebuyers,

The majority of Richmond's rental housing stock (82 percent) consists of units
with two or fewer bedrooms. Only 18 percent of the rental units have three
or more bedrooms. Richmond has a high incidence of overcrowding among
large-related households (five or more persons). For low- and extremely low-
incomes groups, the rate of overcrowding is 76 percent and 73 percent,
respectively.

Over 50 percent of the county’s homeless population lives in Richmond,
making it the largest homeless provider in the county and the most frequented
destination for the county’'s homeless individuals. Richmond provides 40
percent of the homeless facilities for Contra Costa County yet receives less
than 40 percent of the available funding to maintain services (City of
Richmond, 1996). A

Although the City of Richmond is committed to providing increased housing
opportunities to low- and extremely low-income groups, as well as to the
homeless, the greatest need for housing is for moderate- and above-moderate
income households, as indicated in Table 5:

Table 5
PROJECTED HOUSING NEEDS BY INCOME GROUPS
FOR THE PERIOD 1995-2000

ey

Very Low-Income $29,200 1L.1% 27

Low-Income $41,600 5.8% 143
Moderate-Income $58,400 322% 792
Above Moderate-Income $70,080 60.9% 1,498
Total 100.0% 2,460

* For a family of 4 persons.
Source: City of Richmond Planning Department.
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c. Emplovment. Richmond’s labor force was estimated to be 43,044 in
1990, an increase of 31 percent over the 1980 figure of 32,909. The City’s
overall unemployment rate in 1990 was about 10 percent (U.S. Census, 1990).
This was much higher than the County’s unemployment rate of five percent
and slightly higher than the City’s 1980 rate of nine percent. The
unemployment rate among Blacks was disproportionately high in 1990: 14
percent as compared to five percent for Whites. For Hispanics, the 1990
unemployment rate was 11 percent. According to the State Employment
Development Department, Richmond’s unemployment is one of the highest in
Contra Costa County, at 10.4 percent. As a result of regional mﬂltary base
closures, 146 Richmond residents have lost military-related jobs (including the
11 job losses at Point Molate). This has heightened the need for additional
job-training and employment opportunities.

Richmond is currently faced with increasingly limited resources and an
increasing demand for community services and facilities. With a 10 percent
rate of unemployment, 20 percent of individuals 25 years of age or older
without a high school diploma, and 18 percent of all households headed by
females (31 percent of these households are below the poverty level), there is
an increasing demand for a variety of job readiness and employment training
services.

Future job opportunities in Richmond have been projected to be mostly in the
service, retail, and high technology industries. However, the greatest
employment needs for Richmond residents will be in re-entry jobs,
Additionally, there is a need to train women for non-traditional occupations in
local refineries, bio-technology industries, and construction. Employment and
job-training services are also needed for homeless persons.

d. Economy. Richmond has a diversified local economic base including
the Hilltop Mall regional shopping center, the extensive wholesale flower
nurseries in North Richmond, the Port of Richmond deep water terminal
facilities, Chevron Refinery, and the University of California at Berkeley’s
Field Station.

Richmond is the government center and major manufacturing and
transportation hub for West Contra Costa County. Qil refineries, chemical
plants, and other basic manufacturing industries such as fabricated metal
comprise the City’s industrial base, supported by major rail lines and
marshalling yards, a deep water port, three freeways, BART, and a maze of
pipeline.
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In 1995, the two largest manufacturing empioyers in Richmond were: Chevron
USA Refinery (1,658 employees in Richmond); and Zeneca, Inc. (formerly
ICI Americas, Inc., and formerly Stauffer Chemical, 327 employees).
Richmond’s three largest non-manufacturing employers in 1995 were: the City
of Richmond (1,340 employees); Chevron Research and Technology (1,313
employees); and the U.S. Government Social Security Payment Center (1,260
employees).

The estimated average household income in the Richmond area in 1995 was
$39,100 (Association of Bay Area Governments-ABAG projections). Average
household income is projected to be $40,100 by the year 2000.

The Richmond economy is currently undergoing a major transition from its
former heavy industrial character towards more light industry and modern
high technology companies. Also, there are new residential communities and
business parks that accommodate both light industrial and "office/flex" type
commercial buildings. As a result of this image shift, Richmond has
experienced an influx of research and development industries. At the same
time, the major manufacturers are continuing to upgrade their Richmond
facilities, making major investments in modernization and expansion.

e. Economic Projections. Similar to the Bay Area as a whole, Richmond
is experiencing a recent reversal in its economic conditions. Comparisons
between the years 1994 and 1995, and projections for 1996 highlight the
following improvements:

* Unemployment in Richmond decreased from 10.8 percent in April,
1995 to 10.4 percent in April, 1996.

¢ New housing development in Richmond for 1996 was more than three
times that of 1995 (62 units in 1995, and 200 for 1996).

* Richmond building permit values increased 41 percent over the 1994
issuance values. .

*  Assessed valuation increased 1.5 percent from 1994/95 to 1995/96.

In addition, regional marketing indications are positive. Research and
development (R & D) vacancy rates contioue to decline as the market
continues to improve in the Bay Area. Mortgage interest rates have remained
stable and are expected to remain so. Employment projections estimate an
11.5 percent increase in all job classifications over the next five years
throughout the Bay Area region. All of these economic indicators point to a
window of opportunity for development at Point Molate. R & D, office flex,

II-5



Case 4:12-cv-01326-YGR Document 361 Filed 04/12/18 Page 118 of 344

POINT MOLATE REUSE PLAN BRADY AND ASSOCIATES, INC.
CHAPTER 11: BACKGROUND INFORMATION MARCH 1997

retail, and residential providers will be seeking locations to develop their
products.

2. Land Status

Approximately 415 acres of land (only 285 of which are above the mean
higher high water line) at Point Molate is owned by the U.S. Navy. Tidal and
submerged lands at Point Molate are held in a State public trust easements
administered by the City (Section 14c for additional information). In addition
to the land owned by the Navy, a 10.2-acre parcel adjacent to the northeast
corner of the site is leased from Chevron USA. Until recently, the property
was used as a Naval fuel supply station for The Department of Defense. The
Navy ceased operation of the site on September 30, 1995. The Department of
Defense will retain ownership throughout the base closure and realignment
process unti] July 2001 or sooner, when it will be transferred in fee title to the
City of Richmond. The City leases an existing 18-acre parcel (most of which
is submerged) at the southern end of the site from the Navy as a park.

A railroad right-of-way (ROW) traverses the property along the shoreline and
continues northward around the Point San Pablo peninsula. The 50-foot wide
ROW is owned by Burlington Northern/Southern Pacific (pers. comm. with
Rick Nygren). Under a 1963 agreement with the Navy, the railroad company
is responsible for maintaining this main line, while the Navy is responsible for -
maintaining spur lines and associated trackage separate from the main rail

. line. The rail lines are in disrepair.

The City of Richmond owns and maintains a 40-foot wide road right-of-way
along Western Drive between 1-580 and Terminal #4 through the Point
Molate site.

3. Access and Circulation

Western Drive provides access from I-580 to the site and is the only road to
Point Molate. The existing I-580 interchange is very restricted in that it only
provides direct access to and from the Richmond area. Eastbound I-580
traffic cannot exit onto Western Drive without some inconvenience. The exit
to Point Molate is not well signed and visible. The eastbound entrance to
1-580 is an unconventional left-hand on-ramp.

Western Drive is a 24-foot wide, two-lane, non-standard (e.g., no curbs or
gutters), two-directional road with varied ownership. The City of Richmond
has a 40-foot easement along Western Drive from 1-580 to Terminal #4. The
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roadway has no shoulders, sidewalks, or bicycle paths. There are extensive pot
holes and loose gravel.

The majority of traffic on Western Drive is generated from Port of Richmond
properties, Shoreline Park, the Chevron Rod and Gun Club, San Pablo Yacht
Harbor, East Brother's Lighthouse, and clean-up activities associated with
Point Molate. Truck traffic, generated by PAK Tank (Port of Richmond
operation north of Point Molate) amounts to between 100 and 230 tanker
truck trips per month. There have been related incidents of tank spillage,
leading to the closure of sections of Western Drive (Uribe and Associates,
1995).

Point Molate is extensively covered with secondary roads and large areas of
pavement. The roads are generally narrow and poorly maintained. Secondary
roads in the hillside area are also steep, potholed, and overgrown with weeds.
There are no street signals and traffic flow is unclear in some areas. Parking
is plentiful but not clearly defined.

There is currently no public transit service to Point Molate. There are also no
designated bicycle or pedestrian paths on site or connecting to the site.

Extending 1,450 feet into San Francisco Bay from the Point Molate shoreline
is a T-shaped fuel pier that was built in 1942 and has been periodically
rehabilitated. The outboard length of the pier measures 552 feet; the inboard
measures 468 feet. Mooring islands off the north and south ends of the pier
allow berthing of ships up to 800 feet long. The pier can service four ships or
barges simultaneously and has a load capacity of 80,000 tons. In the past, the
Navy regularly dredged a channel around the pier to a depth of 35 feet below
the mean lower low water (MLLW) level. However, without dredging, the
natural depth near the end of the pier is approximately 18 feet (pers. comm.
with Tom Robertson). This depth will accommodate private pleasure crafts
and large historic naval vessels (pers. comm. with Bob Burnett of the S.S.
Jeremiah O’Brien).

4, Buildings

An overview of the buildings at Point Molate is presented in the introduction
in Chapter 1. The condition and potential reuse of buildings are discussed in
the Reuse Plan section, where appropriate. The buildings and their conditions
are summarized Table 1.
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. venans 4= emmsm—— = e wemm——



Case 4:12-cv-01326-YGR Document 361 Filed 04/12/18 Page 120 of 344

POINT MOLATE REUSE PLAN BRADY AND ASSOCIATES, INC.
* CHAPTER 1i: BACKGROUND INFORMATION MARCH 1997

5. Infrastructure

a, Water, Potable water is provided to the site by the East Bay Municipal
Utility District (EBMUD) via the Potrero and Richmond reservoirs and the
Western Drive pipeline. Combined, the purpose of these reservoir facilities is
to provide storage for operational, emergency, and fire flow storage for uses in
the Point San Pablo/Point Molate/1-580 area. Potrero Reservoir is part of the
Central Pressure Zone, which includes Richmond Reservoir located in Point
Richmond. Potrero Reservoir also acts to hold the water pressure gradient at
the end of the long Western Drive pipeline.

Water is received at Building 13, pumped to a tank located mid-slope, and
then pumped to a 1,134,000-gallon storage tank at the top of the hill
(Appendix B, Figure 4-4). The Navy provides its own water system from
Building 13. A monitoring system relays information from Building 13 to
FISCO. The Navy’s water system was installed in the 1940s and has
experienced many leaks due to age and topographical differences.

Currently, the water system at Paint Molate is shut down and bottled water is
being brought in for existing personnel. Although the main line is operabile, it

provides water for fire protection only.

EBMUD plans to replace about 15,700 feet of deteriorated 6-inch diameter
pipe located in the north section of Western Drive with a 12-inch line. This
will improve delivery from 470 to at least 1,000 gallons per minute at 20 psi of
residual pressure. Another 23,000 feet of existing 8-inch and 16-inch pipe will
remain in place between the replaced pipe and Richmond Reservoir,

Potrero Reservoir, a 1,000,000-gallon welded steel reservoir will be replaced
with a 400,000-gallon pre-stressed, above-ground concrete tank. This reduced
size is based on industrial land use projections for the area which indicate that
far less water will be needed in the future. (Richmond Reservoir at
11,400,000 gallons is expected to satisfy fire flow storage along with 120,000
gallons in the new Potrero Reservoir.)

A bid opening for improvements to the Western Drive pipeline and the
Potrero reservoir was held in January, 1997.

It is also important to note that where tested, lead has been detected in the
navy’s water supply system at levels exceeding EPA standards.
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b. Sanitary Sewer. A primary wastewater treatment plant and secondary
treatment ponds are located at Point Molate (Appendix B, Figure 4-6).
During fueling and storage operations, the design capacity of the system was
24,000 gallons per day. Additional details of this facility are unknown.
Operation of this system was terminated by the Navy in conjunction with its
cessation of fueling operations. The treatment plant has been closed and
cleaned, but not dismantled. Sanitary sewer lines have been plugged with
rubberballs and are cement-capped at manholes. Currently, portable toilets
are available for use by remaining personnel.

c Industrial Sewer. There are two active underground fuel/wastewater
piping systems: the Oil Reclamation Plant (ORP), more commonly known as
the Ballast, Sediment, and Wastewater (BS&W) system, and the Oil Recovery
System (ORS). The BS&W system (Appendix B, Figure 5-2) was used to
transfer ballast, wastewater and fuel from the pier and other areas to tanks 20,
B, and C for temporary storage. The tank contents were then allowed to
settle, allowing the separation of fuel and wastewater. The fuel was extracted
for recycling and the wastewater was transferred to tank E, then to the oil
water separators, and finally, to the treatment ponds.

d. Storm Water. Stormwater is collected throughout the site in a series of
storm catchment basins and storm drains. Stormwater from various areas is
channeled to a "boat box", which is equipped with belt fuel skimmers designed
to remove floating fuel from stormwater before discharge into San Francisco
Bay. The collection system is comprised of stormwater sewers, storm
catchment basins, bay outfalls, and within the ORS, holding and settling tanks.

e. Electricity. Pacific Gas & Electric (PG&E) provides electricity to the
facility by a single 12.5 kV (kilovolt), three-phase service overhead distribution
line. The service terminates at the main switchgear across from building 13,
the main substation {Appendix B, Figure 4-5). The electric system from this
point on belongs to the Navy Department of Public Works. One 12.5 kV
feeder runs from the main switchgear to the main substation where it is
stepped down to 2,400 volts for distribution. A second 12.5 kV feeder extends
from the switchgear via an overhead line to a substation at the POL Pumping
Station.

There are five 2.4 kV overhead distribution circuits that emanate from the
main substation. Feeder #1 serves the storage tanks and other facilities on
the south half of the site; Feeder #2 serves the cottages along the northern
end of Western Drive; and Feeder #3 serves the storage tank facilities in the
northeastern portion of the site. Circuits #4 and #5 serve the western area,
including the administration offices. With the possible exception of circuits
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#4 and #5, it does not appear that the circuits are connected via normal open
tie switches, which would allow a transfer of load on another circuit in-the
event of a fajlure.

Eighty-three primary electrical devices were identified at Point Molate, during
a PCB survey conducted by the Public Works Center in 1993. Two oili
switches and two transformers were found to contain PCB concentrations
between 5 and 49 parts per million (ppm). Seven transformers were f<:)und to
contain greater than 50 ppm of PCB, but iess than 500 ppm. The remaining
72 devices contained less than 5 ppm, with most devices containing less than 2
ppm of PCB.

f. Street Lighting. The street and area lighting system consists of
overhead high pressure sodium fixtures mounted on wood, electric, or
dedicated poles (Appendix B, Figure 4-5). The existing street lighting systcm
provides minimal illumination and is adequate only for a rural environment,

g Telephone. Pacific Bell provides service to Point Molate and owns the
telephone lines on the site. The on-site system is part of the Navy’s
Consolidated Area Telephone System (CATS) and the equipment is owned
and operated by the Navy (Uribe and Associates, 1995). Cable TV is
provided to the cottages and fire station (pers. comm. with Tom Robertson):

6. Public Services

Public services (fire and police) are provided by the City of Richmond. Until
the property is transferred, the Navy provides additional security. The City is
currently negotiating with Engineering Field Activity West (EFA-West) Naval
Facilitics Engineering Command to assume Caretaker Status of the site and
Retrocession of Jurisdiction, which would allow full City authority by the
Richmond Police Department.

In the past, the Point Molate Naval Fueling Station employed a five-shift fire-
fighting team. The Fire Chief also served as the Security Officer. There is a
functioning fire station at Point Molate with the following Navy-owned
facilities: a firc engine, 8 pumper truck, a brush rig, and miscellaneous
emergency equipment. There is also an existing heliport to the north of the
Winehaven building that provides emergency access to the site.

The closest facilities are Fire Station House 61 in Point Richmond (over the
standard 6-minute response time), Southwest Police Substation (3-5 minute

. response time), and Kaiser-Richmond Hospital (8-minute response time). The
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site is currently connected to the City of Richmond Emergency Response

System (911).
7. Topography

Point Molate is located on the west facing slopes of the Potrero Hills, which
form a peninsula between the northern end of San Francisco Bay and the
southeastern end of San Pablo Bay. The western edge of the site is at sea
level. The eastern edge follows the Potrero Hill ridgeline at approximately
500 feet above mean sea level. Approximately eighty-four acres, or one-third
of the dry land portion of the site is under 15 percent slope (some of which is
reclaimed tidal land). The remaining 195 acres of dry land has slopes up to
50 percent. The submerged lands have a very low gradient, so that a large
amount of tidelands are exposed at low tide.

8. Soils and Geology

The Potrero Hills are composed of shales, sandstones, and some chert. These
rocks are strong, although highly fractured. Soils at Point Molate are derived
either from weathering of the underlying Franciscan Formation, or from
accumulations of bay mud deposits beneath artificial fill. Most of the flat land
adjacent to the bay represents the latter condition. The Franciscan Formation
is composed of sandstone, serpentine, chert, greenstone, and other
metamorphic rocks. In an unsheared state, these rocks are dense and hard
and relatively stable during earth-shaking. Soils formed in the steep slopes
tend to be shallow and well-drained. Landsliding occurs on the steeper,
exposed slopes of the site. There have been three landslides since 1988.
Erosion problems are evident where there is little vegetation holding the soil
in place (LSA Associates, 1987).

Appendix B includes a plan of the distribution of the native soils and urban
fill soils where tidal lands have been filled for development between two and
15 feet deep (Figure 5). Below the fill is a layer of soft, silty clay with organic
matter known as bay mud (Qhbm). A majority of the site under 15 percent
slope, however, is recent fill underlain by alluvium, The bay mud "pinches
out" and is not present in areas landward of and higher than the 1898
shoreline.

The underground tank field is primarily located on the geologic Potrero-San
Pablo Ridge. The ridge areas are typically underlain by thin soil and
colluvium, over bedrock. The tanks are generally sited on fill over colluvium
and/or bedrock.
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9, Hydrology

Surface drainage flows down natural channels and slopes, and via storm drain
channels and culverts. Drainage is controlled in the developed areas by
curbing, runoff channels, and storm drains.

The amount and movement of groundwater at Point Molate is controlled by
topography, geology, and seasonal trends. Groundwater movement generally
occurs within preferential flow pathways, including alluvial channels,
unconsolidated emplaced fill, relatively loose horizons within colluvium, or
fractured and fissile bedrock zones. The presence of groundwater is consistent
along shores having little or no relief, and forms a highly variable water table
that is, in some places, in hydraulic communication with the San Francisco
Bay. Natural groundwater divides (subcropping bedrock) are also present at
Point Molate. The steep topography controls groundwater flow from higher
elevations to the bay.

Tsunami runup of up to 10 feet above MLLW can be expected on the site.
With the possible exception of the sewage treatment plant, no buildings are
below this line.

10.  Seismicity

Point Molate is located in the tectonically active Coast Ranges Geomorphic
Province near the contact between the North American and Pacific crustal
plates. In the San Francisco Bay region, the San Andreas fault system (which
includes the Hayward and Calaveras faults) is an important structural
boundary. The faults within this structural setting exhibit primarily horizontal
movement.

Historically, four major earthquakes have occurred in the San Francisco Bay
Area since 1800. Two of these earthquakes occurred along the San Andreas
Fault, and two occurred along the Hayward Fault. In addition, the October,
1989, Loma Prieta earthquake had its epicenter south of San Jose and
produced significant damage in San Francisco, Oakland, and local areas to the
north of these cities.

The magnitude and impacts of ground shaking at a particular location depends
upon several factors including: 1) distance of a site from the causative fault;
2) distance of the site from an earthquake epicenter; 3) magnitude of an
earthquake; and 4) response characteristics of a site’s geologic materials (soils)
and constructed structures. Ground shaking at Point Molate could accompany
a major earthquake on any of the faults described above.
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The site includes two earthquake damage susceptibility zones. The portion of
the site underlain by bedrock has low damage susceptibility. As long as
foundations and slopes are stable, bedrock provides good support during
earthquakes. The Bay margins have high damage susceptibility. If the
underlying materials are deep, unconsolidated, and water-saturated,
earthquake vibrations will be transmitted with much greater intensity than
through the adjacent bedrock.

No active or potentially active faults have been identified at the site, and the
site does not lie within an Alquist-Priolo Special Study Zone as defined by the
California Division of Mines and Geology. One structure, the San Pablo fault,
is located along the eastern edge of the Potrero-San Pablo Ridge. This fault
has been classified as inactive based on the lack of near-surface expression of
the fault and the absence of any historical seismicity. While the possibility of
surface rupture due to faulting is remote, ground shaking could occur.

No studies have been performed to assess the actual likelihood of liquefaction
on the site. Until such studies are prepared, it would be reasonable to assume
that the filled portions of the site could be subject to liquefaction in a major
earthquake. '

11. Biological Resources

Resources discussed in this analysis include vegetation, wildlife, sensitive
species, and sensitive habitats at Point Molate. Vegetation and wildlife
composition of the property have changed over the past century due to
livestock grazing and the introduction of eucalyptus trees and nonnative grass
and brush species.

a. Vegetation Communities. Point Molate is dominated by disturbed
coastal vegetation communities and landscaped areas. Four vegetation
communities cover much of the property: mixed native and-non-native
grasslands; coastal bluff plants; native northern coastal scrub; and non-native
eucalyptus woodland. Other native vegetation communities include willow
thickets, coast live oak woodland, coastal terrace prairie, and freshwater and
salt marshes. Appendix C shows the general locations of vegetation
communities at Point Molate. A list of plant species prepared by the
California Native Plant Society (CNPS) is also presented in Appendix C and
lists scientific names for those species discussed here. Coastal terrace prairie,
freshwater marshes, and salt marshes are discussed under sensitive habitats,
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(1) Native and Nonnative Grasslands. Common non-native grassland
species at Point Molate include wild oats, soft chess, ripgut grass, barley, and
rattail fescue. Native specics that exist in these grasslands include purple
needlegrass, seashore bent grass, red fescue, California poppies, and coast
buckwheat.

(2) Northern Coastal Scrub. Northern coastal scrub communities
cover approximately 50 acres of the property and consist mainly of toyon and
native coyote brush, poison cak, blackberry, and coastal sage.

(3) Non-Native Woodlands. Eucalyptus trees were planted
concurrent with the construction of Winehaven and are now almost 100 years
old. Many blue gum eucalyptus trees have established themselves in other
areas of the property. Common understory plants in the eucalyptus woodland
include black locust, toyon, and poison oak. Planted cypress trees also form
small woodlands.

(4) Amroyo Willow Thicket. The native arroyo willow dominates this
vegetation community at Point Molate with common understory species of
poison oak, blackberry, toyon, grasses, and sedges. The presence of willows
indicate areas of higher soil moisture content. These trees are located at the
bottom of drainages.

(5) Coast Live Oak Woodland. Small remnants of a native oak

woodland are present at Point Molate. One large coast live oak tree and
scattered areas of young bay, oak, and California buckeye are growing
throughout the site.

b. Fish and Wildlife. Wildlife on the site is typical of that found in coastal
areas of the region and includes fish, amphibians and reptiles, birds, and
mammals. Point Molate retains a higher diversity of wildlife than many parts
of the Bay Area due to the variety of vegetation communities and the amount
of native habitat that exists on the property. Appendix C provides a list of
animal species whose presence is known or suspected at Point Molate,

(1) Eish. Freshwater fish do not inhabit Point Molate. Fish species
that are common to the off-shore waters include striped bass, topsmeit, and
shiner surfperch. The pier has been used for sport fishing.

(2) Amphibians and Reptiles. Common native amphibian species
that inhabit the region include the western toad and Pacific chorus frog, both
of which inhabit willow thickets. Native reptiles species typical of the region
include the western fence lizard, gopher snake, and western rattlesnake.
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(3) Birds. The variety of vegetation communities support many bird
species, Wetlands and mudflats along the coast support large number of
native shorebirds such as the black oyster catcher, killdeer, long-billed curlew,
and marbled godwit. Coastal aguatic areas attract mallards, herring gulls,
California gulls, western gulls, and double-crested cormorants. Great blue
herons and black-crowned night herons are known to frequent the property
and are attracted to aquatic areas with nearby mature trees.

Upland areas support raptors that may nest in mature trees and forage in
grasslands. Native raptor species found in the Protrero Hills include the red-
tailed hawk, northem harrier, black-shouldered kite, and American kestrel.
Owl] nests have been detected in the Winehaven buildings including the barn
owl and great-horned owl.

Numerous other upland birds are found at Point Molate and include common
native species such as the common crow, house finch, white-crowned sparrow,
western meadowlark, northern mockingbird, California quail, American robin,
and Anna's hummingbird. The non-native house spartow and starling are also
commonly found af the site.

(4) Mammals. Small mammal species mainly inhabit the grassland
areas of Point Molate and include the deer mouse, pocket gopher, California
ground squirrel, and black-tailed hare. Large mammals include aquatic
species such as the harbor seal, and upland species, including the mule deer,
coyote, gray fox, raccoon, and striped skunk. The deer population of about 50
individuals that inhabits the Point Molate property may be one of the few
remaining stable populations within the City of Richmond. Empty buildings
and warehouses may harbor bats, including the Mexican free-tailed bat.

c Sensitive Species. Sensitive species include those that are listed by the
U.S. Fish and Wildlife Service (USFWS) and by the California Department of
Fish and Game (CDFG) as endangered, threatened, proposed for endangered
or threatened status, and candidate species. Also included as other sensitive
species are those listed by USFWS as species of concern, CDFG species of
special concern, and plants listed on CNPS lists one through four. The table
in Appendix C lists endangered and threatened species and other sensitive
species that may inhabit the area based on recorded sightings in nearby areas.
Endangered and threatened species with the potential to inhabit the site are
discussed separately below. The marsh gumplant, a species on CNPS list 4
but not listed by federal or state agencies, was found during surveys of the
property in May 1996. No other endangered, threatened, or sensitive species
have been detected at the site.
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(1) Plants. Santa Cruz tarplant (Holocarpha macradenia) historically
inhabited coastal prairies and valley and foothill grasslands from the San
Francisco Bay Area south to Monterey. This species was recently extirpated
from the Bay Area as a result of development, invasion of non-native plant
species, and agriculture. Grasslands and remnant coastal prairie at Point
Molate may support this species.

No habitat is available on the property for the pallid manzanita (broadleaf
upland forest and woodlands) or Monterey spineflower (coastal strand). The
small salt marsh on the property does not support the soft bird's-beak or
California sea blite. The marsh gumplant has been identified at Point Molate
and the potential exists for the fragrant fritillary to exist on the property
within the remnant coastal prairie community.

(2) Animals. Winter-run chinook salmon (Oncorhynchus tshawytsha)
-migrate from the Pacific Ocean to inland spawning grounds through the
Sacramento River delta, going by the site.

The Alameda whipsnake (Masticophis lateralis euryxanthus) inhabits mostly
coastal sage scrub and northern coastal scrub areas and may also inhabit
grasslands and open rocky areas where its primary prey species, the western
fence lizard, exists. Point Molate contains large areas that may support this
species.

The American peregrine falcon (Faico peregrinus anatum) has recently
reoccupied much of its historic breeding range in California after decades of
exposure to the chemical DDT had reduced its breeding success and
populations. This resurgent species feeds on other birds and may forage at
Point Molate. It is possible that the individuals of this species would
occasionally nest in the larger trees. .

No habitat is available on the property for the tidewater goby-(brackish
lagoons), California red-legged frog (freshwater drainages and ponds with
substantial vegetation cover), California clapper rail, or the California black
rail (large marsh areas). For the brown pelican, California least tern, and
western snowy plover, nesting sites are endangered. Appropriate habitat for
nesting is not available at Point Molate although these species may be -
occasionally seen there foraging. The small salt marsh is not large enough to
support the salt marsh harvest mouse. Other sensitive animal species that may
inhabit the Point Molate area include the green sturgeon (deepwater areas),
and three bird species that may inhabit the grassland and scrub areas
(burrowing owl, loggerhead shrike, and Alameda song sparrow).
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d.  Sensitive Habitats. Sensitive habitats are communities that are listed by
regulatory agencies such as the CDFG or those that are of local concern.
Sensitive habitats at Point Molate include remnant coastal terrace prairie and
wetlands, and the coastal bluff plant community.

Coastal terrace prairie is found on coastal sandy loam soils under 1,000 feet in
elevation within the fog belt and is characterized by tall perennial grasses. At
Point Molate, remnants of this community are found on the bluff above the
existing pier. No surveys have been conducted at Point Molate to delineate
jurisdictional wetlands. Several of the on-site drainages support; willows, which
favor moist to near-saturated soil conditions. Wetland type vegetation,
including cattails (Typha latifolia), bulrush (Scirpus acutus), and sedges (Carex
spp.), inhabit the three sewage treatment lagoons (LSA Associates, 1987).
Three small salt marshes covering approximately 300 square feet are
dominated by cordgrass (Spartina foliosa) and pickleweed (Salicornia virginica).

e. Fire Hazards. The fire hazard at Point Molate is considered moderate
to high. Reasons for this include the rather high volume of dead and dry
brush in the brushland stands, the generally southeasterly exposure of the site
which ephances fuel moisture reduction, the normal westerly winds of the site,
and the presence of public access on the western side of the site (LSA
Associates, 1987). '

12,  Cultural Resources

Five cultural resource sites have been identified on the Point Molate property.
These include three prehistoric shell mounds or middens and two historic
sites, the Winehaven Historic District (listed on the NRHP as site CA-CCO-
422H) and the Chinese Shrimp Camp. The potential exists for additional
resources to be uncovered by future ground disturbing activities.

CA-CCO-423 is located within the Winehaven housing area, and is the most
intact midden on the site. It has been concluded that CA-CCO-282 has been
completely destroyed by construction and no longer needs to be listed in the
cultural resource inventory for Point Molate. It has been determined that
CA-CCO-283 does not warrant listing on the NRHP because the integrity of
the site has been severely compromised by past construction activities. The
remaining deposits are significant to the local Native American people
because they contain human bone from prehistoric burials.

The Historic District is discussed in the Reuse Plan section of Chapter 1. The
Chinese Shrimp Camp is located in the area of Shoreline Park and drum
storage area #2. The site has not been fully evaluated to determine its
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potential for listing on the NRHP. The site was covered by fill when the park
was created and has not been disturbed since that time.

13.  Visual Resources

The scenic quality of Point Molate is characterized by the hilly nature of the
terrain and the dramatic backdrop of the San Francisco Bay. The hillside is
dominated by coastal scrub and grasses, eucalyptus woodland, and above-
ground fuel lines. The shoreline is dominated by tidal mudflats, salt marsh,
and a beach. Buildings associated with the Navy and former winery are
located at the center of Point Molate. The scenic characteristics and quality
of the site are associated with the dramatic panoramic views of the bay, Marin
and San Francisco skyline, and the Richmond-San Rafael Bridge, which can
be observed from points all around the site.

Point Molate is highly visible from the Richmond-San Rafael Bridge, but
visibility is somewhat restricted by the bridge’s railings.

14. Climate end Air Quality

a. Climate. Average rainfall at Point Molate ranges from 15 to 20 inches.
Most of this rainfall occurs from November through April. The summers are
dry, but like most of coastal California, they are also cool. In winter, the site
experiences occasional ground or "tule” fog which flows westward out of the
Central Valley. The mean temperature ranges from 50° F in January to 62° F
in July. Temperatures below 28° F or above 90° F are rare. Winds are gentle
to moderate and are predominately from the southwest. The winter tule fogs
are borne on easterly winds. During the late summer and early fall, dry
northeast winds occasionally occur.

b. Air Quality. Point Molate is located in the San Francisco Bay Area Air
Basin (SFBAAB) which covers an area of approximately 5,540 square miles,

Maximum pollutant concentrations measured at varions monitoring stations in
the vicinity of the Port of Richmond from 1991 through 1993 characterize the
background air quality of the project region. The Richmond monitoring
station, located a few miles north of the Richmond Harbor, is the closest
station to the project site.
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15. Environmental Clean-Up and Contamination

After conducting a Preliminary Assessment on September 22, 1987, the Naval
Energy and Environmental Support Activity recommended a Site Investigation
under the Navy’s IR Program to clean up.

The RWQCB Site Clean-up Requirements Order No. 95-235 was adopted on
December 13, 1995. The Order establishes the RWQCB’s expectation of
Point Molate schedules for completion of investigation and remediation of
fuel contamination. The intent of the Order was to elevate funding priority
and thereby assure timely clean-up and abatement of soil, groundwater, and
sediment contamination. The Order specifies 31 individual tasks to be
conducted, including semi-annual groundwater monitoring reports, extraction
of free product with the operation and extension of the extraction trench,
sediment evaluation, corrective action plans for groundwater containment, and
landfill contamination.

In general, no comprehensive sampling has been performed on the majority of
the site. Sixty-six percent of the Point Molate site falls into Category 7, a
Navy designation indicating that there are inconclusive, inadequate or no
evaluations of the site conditions. The RWQCB is directing the
characterization and clean-up of the four IR sites (described below), but the
RWQCSB focus is on water quality only. Numerous areas of the site are
suspected of being contaminated from past oil spills from tanks and associated
pipelines. Additional sites may be designated as IR sites in the future.

According to the RWQCB Order, the investigation and feasibility study for
remedial alternatives for the waste disposal area (IR-1) is due February 1,
1997. Draft correction action plan for the sandblasting areas (IR-2) is due
July 1, 1988. The draft baseline sediment quality evaluation report that will
include a feasibility study or remedial alternatives (if necessary) is due January
1, 1988. IR site remediation is expected to be completed by the second
quarter of fiscal year 1999.

a. Installati estoration (IR) Sites. The Navy has identified four IR
sites at Point Molate (Appendix B). These are:

IR-1 Waste Disposal Area -

This area is located in a steep ravine near the center of the site. It has
been impacted by fuel releases from tanks, pipelines, and valve boxes
and the disposal of drums, cans, and debris. Covered in the mid-1960s,
the site is approximately 1,200 feet long, 400 feet wide, and 50 feet
deep.
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IR-2 Sandblast Areas

There are four areas of historical sandblasting where sandblast grist
from cleaning metal litters the ground. Two are located in the valley
east of building 6, and two are near the south end of the site east of
Western Drive. Soil samples include high concentrations of chromium,
lead, and nickel, in addition to solvents.

IR-3 Treatment Ponds Area

There is extensive fuel and solvent contamination in the area of the
existing sanitary treatment ponds. The site is a former waste disposal
sump pond, which was constructed in the 1940s and closed in 1975. It
was historically used for the containment of contaminated fuels, tank
bottom sludges, bunker fuel, leaking drums other liquid waste, and
batteries. After closure, all liquids were pumped out, sludges were
removed, and the ponds filled with soil and rock. Residual fuel, fuel
constituents, and sludges remain in the soil and in the groundwater.

IR-4 Shoreline Area

This area includes the entire perimeter of the Point Molate property
along San Francisco Bay. It is the terrestrial endpoint for migrating
contaminants.

b. Remediation. Remediation efforts to date have been concentrated on
the IR-3 site. A 1,100-foot extraction trench was installed as a remediation
action to capture and remove floating fue] and contain groundwater for
temporary treatment at the wastewater treatrnent plant. Installation of a new
treatment plant for the extraction trench discharge water is under way. The
extraction trench is 1,100-feet long and 19 to 26 feet deep; it has four 10-inch,
stainless steel extraction wells and four six-inch, stainless steel monitoring
wells. It contains groundwater migrating toward the bay via a continuous high
density polyethylene liner installed on the down gradient side of the extraction
trench (Figure 5-8 in Appendix B). Funding is being requested to extend the
trench along the eastern edge of the shoreline (towards the pier) to prevent
further migration of contaminants into the bay.

Remediation is not currently planned for equipment or devices with PCB-
containing oils.

c. Other Contamination Areas of Concern. During water sampling of
several buildings in 1994 and 1995, lead was detected in the EFA drinking
water, including the cottages. Lead has also been detected in the soil around
the housing units. Elevated concentrations of lead may also be found in the
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soil where an outdoor small arms range once existed in the southeast corner
of the site. This area has not undergone investigation and is not identified as
a remediation site as of yet.

d. Water Quality. Quarterly groundwater sampling has been conducted at
Point Molate to evaluate groundwater contamination and verify trends in
specific contaminants detected during 1994 in shoreline monitoring wells. The
first quarterly report provided baseline information for subsequent lquarterly
reports and to summarized historical information, facility operations and
systems, environmental conditions, previous investigations, and the |
hydrogeologic setting. Subsequent quarterly reports presented only:
groundwater sampling data, associated figures, and hydrologic (water level)
data. The fourth quarterly report also included additional discussions of
trends observed thus far (PRC Environmental Management, 1995).

(1) Groundwater Sampling. Twenty-six groundwater monitoring
wells were sampled during the December 1994 sampling event. This sampling

event was the final of four quarterly events planned to evaluate groundwater
quality in a network of monitoring wells along the shoreline. A total of 166
samples, including duplicates, were collected and submitted for chemical
analyses.

(2) Regional Groundwater Trends. Groundwater flow direction in
the vicinity of Point Molate is west-southwest, generally toward San Francisco
Bay. Groundwater recharge is predominantly attributable to rainstorms
during the wet season (November through February).

Rainstorms in the San Francisco Bay area were particularly prevalent from
November 1994 through January 1995. Many monitoring wells sampled
during the fourth quarterly 1994 were characterized by significantly higher
static water levels than measured in September 1994, This trend, as well as
the preceding decrease in water levels during the dry season, is easily observed
in 1994 hydrographs for Point Molate monitoring wells. Also observed during
fourth quarter sampling was extensive continued surface water flow within the
hillside ravines, resulting in surface water-groundwater interaction and steady
discharge from stormwater outfalls into San Francisco Bay.

Recharge in the hillside ravines results in some (localized) areas of perched
groundwater that drain toward San Francisco Bay in unconsolidated colluvium
and fill (above bedrock). Groundwater in the near-shore environment is
attributed to both recharge from the upgradient hillsides and hydraulic
communication with San Francisco Bay.
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(3)  Site-Specific Groundwater Trends. The treatment ponds, located

adjacent to the wastewater treatment plant, bedrock outcrops and associated
subcrops, and structural building foundations influence local flow patterns.

The groundwater flow direction in the immediate vicinity of the treatment
ponds area is mostly radial, except in the upgradient (northeastern) direction.
Groundwater flow direction is influenced by water table mounding beneath
the treatment ponds. The hydraulic gradient on the western side of the
treatment ponds is much steeper than that on the eastern side. Groundwater
mounding in the vicinity of the treatment ponds can be attributed to several
factors. The treatment ponds are unlined and are apparently recharging the
shallow (otherwise unsaturated) soil profile in the immediate vicinity of the
treatment ponds. A subsurface cutoff wall located directly downgradient of
the treatment ponds provides a partial hydraulic barrier resulting in the sharp
gradient evident there. In addition, the compaction and permeability of fill
material in the ponds area may be different (less) than that in the fill material
originally used downgradient along the shoreline.

(4)  Floating Product Plume Extent. Product thickness measurements
and visual identification of fuel types were used to depict the extent of

hydrocarbon plumes. In general, bunker fuel, diesel fuel, and mixtures of
bunker and diesel fuel are present in the treatment ponds area. Small isolated
plumes of diesel fuel occur along the south shoreline, and two JP-5 seeps
appear in the ravine associated with the waste disposal area.

e. Hazardous Waste. Point Molate is a generator of hazardous waste and
has an Environmental Protection Agency identification number

CA 0170090021). The 1996 Draft Environmental Baseline Survey (PRC
Environmental Management, 1996) indicates several instances of current or
previous storage of hazardous waste:

* Parcel 18—Apparently full, unlabeled 55-gallon drum and unidentified
small quantities of paint and paint products and lubrication oil in a
plastic bottle. A building on this parcel was used for the storage of
flammable liquids and samples of petroleum products.

* Parcel 19—Storage of hazardous waste,

*  Parcel 30—Illicit drain pipe. A 1,000-gallon tank was removed in 1990
and rinstate from the drain may have been released to San Francisco
Bay.

¢ Parcel 32—Bermed area used for the accumulation of hazardous waste.
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«  Parcel 32—Sixteen empty 55-gallon drums littered throughout 2 soil
stockpile area. Unknown if they once contained hazardous waste or

simply petroleum products.
16.  Applicable Richmond Policies, Plans and Regulations

The Point Molate area falls completely within the boundaries of the City of
Richmond. Numerous policies, plans and regulations included in the General
Plan and Zoning Ordinance currently apply to Point Molate, although it is
understood that these may be amended to adopt the Proposed Plan.

a. General Plan. Point Molate property is currently designated as Port
Marine Terminal/Ship Repair and Recreational Lands in the City of
Richmond General Plan, which are defined as follows:

(1) Port Marine Terminal/Ship Repajr. Use of lands within this

district should be reserved for a wide range of municipal or private maritime
marine terminals, cargo handling, ancillary manufacturing or related
establishments that are dependent on direct port access for the import or
export of raw materials or finished products. Included in this designation are
areas designated for Port-Priority use under the BCDC/MTC Seaport Plan,
and land uses included within port priority use area. In addition to marine
terminals, cargo handling, ancillary manufacturing and office uses, the
following types of uses may be found within this category: Support services for
the fishing industry, trucking and railroad yards, manufacturing uses which
extensively use rail or transport facilities, and other ancillary uses allowed
within port priority use areas.

(2) Recreation Lands. Open space for outdoor recreation includes
areas of outstanding scenic, historic and cultural value; it also includes areas
particularly suited for park and recreation purposes, including access to the
shoreline, creeks and areas which serve as links between major recreation and
open-space reservations, including utility easements, banks of creeks, trails,
and scenic highway corridors.

These district designations and corresponding zoning regulations may be
amended when this Plan is implemented. However, this reuse plan does
adhere to the following General Plan guidelines:

(a)  Buffers.
¢ [Establish buffer zones between industry and other uses: LU-B.2, LU-
H.1.
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¢ Establish standards to govern industrial uses to safeguard adjacent uses:
LU-BA4. \

* Avoid land uses that place residential dwellings with "heavy" industrial
uses: LU-O.7.

(b)  Open Space. ]
* Ensure the comprehensive planning of regional open space: OSC-T.

* Require sufficient visual open space and/or landscaped screen between
industrial uses and adjacent residential or recreational activities: LU-
B.5, OSC-Q.

* Achieve the City park acreage standards of three acres of parks per
1,000 people, (where this standard includes City parks and recreational
trails, but not regional parks): GM-Other Performance Standards, Park
and Recreation (1).

* Encourage the acquisition of historic buildings at Winehaven by the
East Bay Regional Park District or the City when the Naval Fuel Depot
become surplus federal land: Promote commerce and commercial
recreation at Winehaven when the site is available, but after public
recreation and scenic roads along the shoreline north of the toll plaza
are developed (L.U. Area Specific Guidelines 7 and 8).

(c)  Shoreline.

* Preserve and enhance the potential amenities of the shoreline for
maximum availability to the public: LU-E.1, LU-E.2, LU-L.5, LU
Shoreline—General 1., OSC-G, OSC-O.1.

* Upgrade the appearance of Red Rock Marina at Castro Point: LU
West Shoreline 1.

* Designate a site for a marina at the Point Molate Naval Fuel Supply
Depot: LU West Shoreline 8.

* Retain existing parks at Point Molate Beach: CF West Shoreline 8.

(d)  Ridgeline.

* Preserve and enhance the potential amenities of the ridgeline for
maximum availability to the public and preserve its landmark character:
LU-E.2, LU West Shoreline 9., OSC-Q, OSC-0.8.

(e)  Environment.

+  Preserve environmental conditions that, if disturbed, would destroy
important wildlife habitats: OSC-A, OSC-Q, OSC-Q.1.

11-24



Case 4:12-cv-01326-YGR Document 361 Filed 04/12/18 Page 137 of 344

- BRADY AND ASSOCIATES, INC. POINT MOLATE REUSE PLAN
MARCR 1997 . CHAPTER I: BACKGROUND INFORMATION

* Evaluate proposals for the use of the San Pablo Peninsula and Castro
Rocks with attention to their effects of the deer population, the
Monarch butterfly and the Harbor Seal: OSC-Area Specific Guidelines,
West Shoreline 1.

* Preserve environmental conditions that, if disturbed, would destroy
valued natural features i.c., Pt Potrero/San Pablo Ridge: OSC-A, OSC-
F, OSC-Q, OSC-F.1, pg. OSC-38: Ridge Ordinance.

()  Views.

*  Preserve views of the Bay and the regional landscape from the trails
and open spaces along the shoreline area’s ridgelines by controls on
siting and height of adjacent structures: LU Shoreline—General 2,
OSC-G.

* Preserve vista points along the shoreline, purchase them and include in
trail system if possible: OSC-G.1, OSC-G.2.

* Consider lands in areas with high development constraints and high
visual importance to the community for open space designation: OSC-

Q.3.

(g)  Historic Preservation.

*  Acquire the historic buildings of Winehaven by East Bay Regional Park
District or by the city: LU West Shoreline 6.

* Promote commercial recreation/conference use of the buildings, but
only after public recreation and scenic roads are developed: LU West
Shoreline 7, CF West Shoreline 5.

* Provide a legacy of history, archaeology, and culture: OSC-E, OSC-E.2.

{h) Access.

* Develop the full potential of Point Molate beach by improving bike,
hike and limited auto access: CF West Shoreline 4., OSC-S, OSC-0O.1,
0OSC-0.7.

* Preserve, enhance and expand sites for public access to the Bay: OSC-
O, OSC-§, OSC-0.7, OSC-0.8.

* Create a recreational corridor along the western shore of Point San
Pablo: CF West Shoreline 6., OSC-S, OSC-O.1.

* Coordinate City and Park District projects to implement the Regional
Shoreline Trail Project: CF-A 3., OSC-S, OSC-T.

* Establish right-of way for the Bay Trail: OSC-S.2.
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* Encourage and support the development of regional trails and scenic
drives interconnecting the shoreline and hill areas: OSC-0.7, OSC-0.8.

(i)  Gateways.
= Enhance the gateways to Richmond: LU-D.3, ED-C.1.
s+ Accent entries/gateways with native plantings: OSC-A.4.

G)  Safety.
* Continue to obtain needed fire prevention facilities: CF-E 1.

* Implement code compliance, maintenance, and replacement of projects
for asbestos abatement, underground fuel tanks: CF-H 12.

* Require all hillside development, at a minimum, to have a geotechnical
investigation as specified in Recommended Guidelines for Geotechnical
Investigations Table OSC-1: OSC-1, SF-A.13.

*  Achieve Locational Standards of six-minute response time for first
engine company, and three to five minutes for life-threatening service
calls to the Police: GM-10.

(k)  The City of Richmond has a Coastline Plan, adopted in 1973, as
part of the General Plan. In it are policies addressing visual resources at
Point Molate: :

Develop two viewpoints on Western Drive: One above Red Rock Marina,
and one on the Point Molate ridge spur. There are also policies with regards
to Scenic Highways, views, and utility lines:

IIl.a. Designate and maintain as scenic highways:

The Hoffman Boulevard-Standard Avenue-Richmond-San Rafael
Bridge route and Western Drive north of the Richmond-San
Rafael Bridge toll plaza.

VI.9. Preserve views of the Bay and regional landscape from the trails
and open spaces along the Coastline Area’s ridgelines by controls
on siting and height of adjacent structures.

II1.9 Require placement of utility lines underground along Western
Drive (north of) the Richmond-San Rafael bridge toll plazas.
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b. Zoning Ordinance. The Zoning Ordinance and zoning maps propose
Community and Regional Recreational and Marine Industrial zoning district
designations for the property, in conformance with General Plan land use
designations.

In addition to the proposed base zoning designations, a Special Features
Overlay District covers Point San Pablo Peninsula (San Pablo Peninsula
Additive District #3). This overlay designation regulates the preservation of
ridge crests, ridge slopes, and ridge forms; the preservation and enhancement
of public pedestrian and visual access to San Francisco Bay; and preservation
of views from vista points to San Francisco Bay. In cases of conflict with
Chapters 12.44, 15.04, or 15.08, the regulations prescribed by the Special
Feature District take precedence.

The City of Richmond has adopted policies pertaining to visual resources in
the Point Molate area. These policies are contained in the Special Features
Additive District (SFAD) No. 3—Point San Pablo Peninsula Ordinance
(adopted 1974). These policies, as they apply to Point Molate, are
summarized below:

(1)  Preservation of Ridge Crests.

* Structures within the boundaries of SFAD No. 3 are not to rise above
the top of the ridge crest.

* Excavation is not to reduce the elevation of the ridge crest.

(2) Preservation of Ridge Slopes and Ridgeform.

¢ Where practical, visible scars created by grading activities are to be
replanted with vegetation to blend with the natural landscape.

(3) Hillside Development Regulations and Guidelines. Draft hillside

development regulations and guidelines are currently under review and are
expected to be adopted by the City Council in early 1997. The ordinance
would restrict development in hillside areas with slopes of fifteen percent or
greater. A conditional use permit would be required if a structure is proposed
within one hundred vertical feet of a ridgeline or the average slope of the
parcel exceeds 15 percent. (Certain exceptions do apply.)
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B. Opportunities and Constraints

Point Molate is a very complex site in terms of the opportunities and
constraints it presents for civilian reuse. Although it is fairly small compared
to other regional realignment bases such as Mare Isiand and Treasure Island,
Point Molate has unique resources that will both permit and guide visionary
reuse, and restrict the kind and intensity of reuse.

The major site considerations are summarized below by area: the pier, the
shoreline area, Shoreline Park, the main development area, eastern
development area, the hillside, the secondary ridge, and the gateway area.
These areas and their associated opportunities and constraints are illustrated
in Figures 3 and 4. It should be noted that the following areas do not
necessarily correspond to the development areas as defined for the Pian and
described in Chapter I.

1. Area #1-Pler Area

The pier extends from the point 1,450 feet into the San Francisco Bay.
Historically, the pier served a utilitarian function, supporting the pipes that
carry oil from dry iand out to ships moored at the end of the pier. The pier
provides a unique mooring feature for Point Molate, as well as unique access
to the San Francisco Bay.

a. Opportunities. The pier provides opportunities for both public and
private water (e.g., ship, boat, barge and ferry) access to and docking at Point
Molate in support of other, land based uses. In particular, because of its
length and surrounding water depth, the pier can accommodate some boats
that are too large for other Bay Area marinas. It has the advantage of a

. location near. the mouth of the San Francisco Bay, as well as the San Joaquin-
Sacramento River. The pier provides unusual panoramic views that include
Mt. Tamalpais, the San Francisco skyline and the Point Molate landscape. Its
width and load capacity lends itself to public/recreational, commercial and
industrial uses. The land area to which the pier is attached is level,
extensively paved and highly developabie, particularly for water oriented
recreational and commercial purposes.

b. Constraints. The pier’s substructure is in generally good condition
having been rehabilitated periodically by the Navy, although there is some
question regarding its ability to meet seismic and other pertinent codes that
now exist. The surface of the pier is in a state of disrepair. The extent to
which it would need to be improved depends, in part, on the uses proposed.
Unless needed in support of a proposed use, it would be desirable to remove
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the existing fuel pipelines and associated features, which are visually
unattractive. The building on the pier woild likely need to be demolished or
extensively repaired and remodelled for commercial use. Any dredging to
deepen the channels around the pier would require an analysis of sediment
contamination, as well as appropriate sediment disposal sites. Although
commuter ferry service is not likely, such use would present parking and
traffic constraints.

Similar facilities on the land would also require removal. Extensive
landscaping and some pavement removal would be necessary to enhance the
attractiveness of the land area by the pier. All development within 100 feet of
the shoreline would be subject to the review and approval of BCDC. The site
is a Category 6 parcel where a release has occurred and remedial clean-up
action is required but not yet underway. Until further investigations are
conducted, the extent of this concern and what can be done about it remains
unclear.

2. Area #2-Shoreline Area

a. Southern Shoreline. This segment of the shoreline faces southwest and
is bordered by tbe undeveloped portion of the site. The most southern 1,500
feet are part of the area leased in the past by the City for a park. Eel grass
grows extensively in the tidal land area, and there are a few trees scattered
throughout the park. The main railroad line runs between Western Drive,
which delineates the eastern boundary of this area, and the beach, There is
one 8,900 square foot building in good condition.

(1) QOpportunities. Being located at the southern road entrance to
the Point Molate site, this area could be enhanced to serve as an attractive
"gateway” in conjunction with the area east of Western Drive. The railroad
alignment, which parallels the entire shoreline, provides a perfect opportunity
for pedestrian and bicycle trail development to improve public access and
opportunities for bird-watching, The existing parking lot could serve as a
staging area for the trail, which is planned to extend around Point San Pablo
to the north. The park could be improved and expanded.

(2) Constraints. Access to the site is limited. There is no public
transit, bicycle and pedestrian trails are non-existent or have not been
maintained, rail lines are currently inoperative, and Western Drive needs
resurfacing and the addition of shoulders to handle emergency situations.
Also, Western Drive could fail due to liquefaction in a major earthquake.
Once on site, roads on steep slopes are in disrepair and are inaccessible for
larger trucks. The proposed alternative land uses would likely require an I-
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580 interchange, and as such, Caltrans would have to be consulted for
feasibility and conformance to Caltrans standards.

If the railroad is reactivated rather than developed as a trail, public safety and
access to the beach from the parking area would be problematic. Because this
segment of the shoreline is below the drum storage area, the waste disposal
area and known oil spill area, there are concerns about hazardous materials
draining onto the shoreline, which is an Installation Restoration (IR) site.
This portion of the shoreline (excluding the park) is a Category 6 parcel.
Until further investigations are conducted, the extent of this concern and what
can be done about it remains unclear. Other constraints include the
recommended avoidance of disturbing archaeological sites CA-CCO-283 and
the Chinese Shrimp Camp. Development in this area would be subject to
potentially severe seismic shaking and liquefaction hazards, and special
foundation and building design would be needed to protect against these
hazards.

b.  Northern Shoreline. This rocky segment of the shoreline faces
northwest and is bordered by the old garrison area, including the treatment
ponds located immediately adjacent and the Winehaven building located
further inland. A 1,000-foot long extraction trench for intercepting floating
fuel and contaminated groundwater parallels most of the shoreline between
the shore and the railroad. There are two small wetlands. The sewage
treatment plant is located in this area.

(1) Opportunities. As is the case for the southern shoreline, there
are opportunities for public access and recreation via the development of a
trail along the railroad alignment. There is no beach along this stretch, but
with landscaping and site improvements, the shoreline is highly suited as a
waterfront promenade connecting the pier and Winehaven building, as well as
for shore-bird viewing.

(2) Constraints. The greatest constraint in this area is the likely
presence of hazardous materials. A portion of the shoreline is an IR site and
a Category 5 parcel where a release has occurred and remedial or removal
actions have begun but are not complete. To make the site attractive,
miscellaneous buildings and other structures would have to be removed, as
well as some of the pavement. Landscaping would improve the aesthetic
character, help reduce wind and provide shade. The two wetland arcas
contain sensitive plant species and should not be disturbed. It is unknown if
the sewage treatment plant can be reactivated without significant upgrading.
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While the treatment ponds are in operation, there is a risk of public exposure
to petroleum products along the shoreline, so human contact with the water
should be prohibited and recreational uses should be limited until full site
remediation is completed. Development in this area would be subject to
potentially severe seismic shaking and liquefaction hazards, and special
foundation and building design would be needed to protect against these
hazards.

3. Area #3-Shoreline Park

This 500-foot wide by 1,500-foot long public park is located on the southern
end of the property between Western Drive and San Francisco Bay. Leased
by the City of Richmond for the past 20 years, the park is developed with
active recreational equipment and facilities (e.g. play structures, picnic tables,
and barbecue pits), but primarily functions as a passive recreation area.
Under the lease agreement, the City of Richmond is responsible for its
maintenance, While the current lease expired September 30, 1996, the Navy
intends to extend it on a month-to-month basis until final disposition of the

property.

a. Opportunities. Park use is established with appropriate equipment and
site planning. If maintained as a park, new furnishing and maintenance will
be needed. This flat area has adequate access to Western Drive and an
existing parking area. In addition to view opportunities and water access,
Shoreline Park provides a staging area for potential trails at Point Molate.

b. Conpstraints. The park is currently under utilized. In addition, the park
sits on top of part of the Chinese Shrimp Camp, thus restricting future
changes to the site layout and use.

4, Area #4-Main Development Area

The Main Development Area is within the National Register Historic District,
and includes significant buildings, not all of which are conforming.
Winehaven is 198,865 square feet, and has historic significance.

a. Opportunities. This area is the "heart" of the site, containing the most
significant and distinct historical architecture, embodied in the large, three-
story Winehaven building. The ultimate draw to the Point Molate site must
encompass reuse of this structure. Its historical use as a large and important
winery, the uniqueness of its design and the public’s general unawareness of
its existence all contribute to its potential for reuse. The surrounding grounds
offer ample parking space, and mature palm trees enhance the exterior space.
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Views across the Bay are available from the site and building windows.
Building 6 also maintains historical significanice, but is far less attractive.

b. Constraints. Seismically and structurally, Building 6 may not be
economical to bring up to code, considering that it has minimum architectural
value. The Winehaven building also needs to be seismically and structurally
reinforced, and other improvements are needed to bring it fully up fo code for
fire, disabled access and other requirements. All rehabilitation and ?altetations
will have to meet the Secretary of the Interior's Standards for Rehabilitation.
These standards are intended to be flexible enough to allow for upgrading and
alterations needed for reuse. However, they discourage major, irreversible
alterations which would destroy the character of the building. For example,
for Winehaven, installation of large new window openings into the masonry
facades would probably be discouraged. The number of interior supports may
limit any uses requiring expansive space, unless innovative and possibly
expensive structural support systems can be used to reduce the number of
steel posts. Moving of the houses or re-siting would be discouraged under the
Secretary of Interior’s Standards.

Lead and asbestos have been identified for clean-up, and the area is an IR
site. It also contains a Category 5 parcel where a release has occurred and
remedial or removal actions have begun but are not complete. The area

~ under remediation needs to be fenced off to restrict human contact.

Secondary roads leading to the buildings are considerably steep and could
present a problem for large trucks and buses. Also, the widening of Western
Drive and secondary road improvements could significantly impact adjacent
historical buildings. Development in this area would be subject to potentially
severe seismic shaking and liquefaction hazards, and special foundation and

. building design would be needed to protect against these hazards.

5. Area #5-Eastern Development Area -

This area contains an operational fire station, power house, building shop and
other key buildings. It is also included in the National Register Historic
District, and again, not all the structures are conforming.

a. Opportunities. Mamny of the buildings including the 29 residential units
are in good condition and available for reuse with relatively little
improvement. The houses are charming in appearance, are modernized, have
been fairly well maintained and have considerable potential as single family
residences, for long-term housing for individuals such as the homeless, or as
overnight accommodations for visitors. They may elso be used for non-
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residential uses such as artist studios, especially the Winemaster’s house. They
are located conveniently close to the Winehaven building, yet distant from it,
against the eucalyptus forest.

b. Constraints. All the buildings need to be upgraded, specifically to meet
seismic codes, and some, such as the various shops, are not likely to be cost
effective to rehabilitate. The housing units require some structural
reinforcement and clean-up related to asbestos and lead. Most of the
buildings are subject to the restrictions of historic properties.

The streets do not conform to modern standards. There are two small
sandblast grit areas targeted as IR sites, A portion of this area is a Category
6 parcel where a release has occurred and remedial action is required but not
yet underway. Until further investigations are conducted, the extent of this
concern and what can be done about it remains unclear.

The excavation of archaeological site CA-CCO-423 may constrain
development. Artifacts from CA-CCQO-423 are currently archived at UC
Berkeley.

6. Area #6A-Hillside

The Hiliside area rises east of Western Drive and associated developable land
to the ridge separating Chevron USA (on the eastern slope of the ridge) from
Point Molate (western slope of the ridge).

a. Opportunities. With views of the Bay Area, varied vegetation and
existing narrow roads, this area provides opportunities for hiking, picnicking
and other open space oriented uses. The underground fuel tanks, if fully
cleaned and filled with soil, could be used as foundations for buildings of a
limited size, especially high end single-family residential. Restoration and
protection of remaining native habitats not found elsewhere in the East Bay
could be incorporated in an interpretive trail. Eucalyptus not within the
historic district should be controlled and/ or removed.

b. Constraints. The steep topography, steep and narrow roads, and
limited building sites severely restrict development. Supporting infrastructure
would be extremely expensive. Development is further limited from the upper
100 feet because of City hillside policies and incompatibility with Chevron
petroleum-processing facilities on the other side of the ridge. People at Point
Molate are at potential risk from an industrial accident on the east side of
Potrero Ridge. Several plants that are not found anywhere else in the East
Bay or which are rare occur in the hillside area. The hillsides are also
potential habitat for the Alameda whipsnake. A number of oil spills have
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been recorded in various locations around the area, and an IR site (waste
disposal area) is designated in a centrally located ravine. This area is a
Category 6 parcel. Another Category 6 parcel exists at the south end.

It is likely that the IR-1 site area may need to be restricted from human
contact with fencing. The presence of petroleum products in the soil and
groundwater will not be a health problem as long as the area is undisturbed
(not excavation). The tanks themselves are probably stable enough to be left
in place, even if unfilled. Entrances would have to be blocked or filled to
prevent entry. Also, the fill around the pipeline may be acting as conduits for
the petroleum contamination.

7.  Area #6B-Secondary Ridge

This ridge separates the developed, northern portion of the Point Molate site
from the undeveloped, southern portion. It is separated on the east end from
the remainder of the hilly terrain by Western Drive. The top of the ridge is
generally level, surrounded by steep slopes approximately 150 feet high.
There are no trees on the ridge, but the cucalyptus forest appears above it in
the background.

a.  Opportunities. The level portion of this area could be developed for
recreational or residential use (including commercial overnight facilities).

" Development could be oriented toward the southwest, with views of the
Richmond-San Mateo Bridge and Marin/San Francisco skyline. There are no
known oil spills, and it was assigned the lowest priority status for clean-up
investigation.

b.  Constraints. The marsh gum plant, a CNPS List 4 rare plant which
grows on the coastal bluff in the southwestern portion of this area, should be
protected from major disturbance. There are potential habitat areas for the
Alameda whipsnake and Santa Cruz tarplant on the secondary ridge. As one
of the more visible areas of Point Molate as seen from off-site, development
along the top of this low ridge would have to be sensitively designed and
“arranged on the site to minimize visual impacts.

8.  Area #7-Gateway Area
This is a level area, most of which is paved, located between Western Drive

(and the park site) and the hillside at the south end of Point Molate. It is the
visual focus of visitors entering the Point Molate site.
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a. Opportunities. This is the most accessible and developable area at

Point Molate and the most suitable for light industry or commercial use
requiring a large amount of level space, and which is not necessarily
dependent on other uses located in the northern portion of the site. No
demolition would be required except for the removal of pavement for building
foundations.

b. Constraints. Being at the "gateway" of Point Molate, development
would have to be sensitively designed, sited and landscaped to ensure an
attractive entrance to the overall site and to help establish the desired image
for Point Molate, Development would also have to be compatible with public
access and use of the shoreline. There are two small sandblast grit areas
targeted as Installation Restoration sites. Most of the area is a Category 6.
Until further investigations are conducted, the extent of this concern and what
can be done about it remains unclear.
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Chapter III
MARKET CONSIDERATIONS

A. Cursory Market Analysis of Considered Uses
1. Introduction and Summary of Findings

The purpose of this section is to present a real estate market assessment of
potential land use development options for Point Molate. After reviewing the
list of land uses included in the Conceptual Alternatives created by the
Richmond BRAC, and discussing the preferred uses with City of Richmond
staff, three potential uses for qualitative analysis were selected: (1) a meeting
center; (2) a business incubator with an office/light industrial/warehouse or
live/work component; and (3) residential development. These uses were
selected because they represent potential private market interest in the site,
and could absorb significant portions of the land and/or buildings available.
Each land use overview includes a description of the existing competitive
supply within the region, as well as feedback from developers, operators, and
brokers about the potential for development at Point Molate.

To further assist the BRAC in selecting a preferred land use alternative, a
brief description of possible competing reuse at other closing military

- installations in the Bay Area, as well as a brief assessment of other land uses
included in the Conceptual Alternatives, are also provided.
A real estate feasibility analysis is based on two key factors: a description of
existing and potential supply, and an understanding of the sources of demand.
It is also essential to know how supply and demand can change or grow, and
how these changes can affect a market over time. To conduct this feasibility
analysis and gain insight into the supply an demand factors at work,
approximately 35 developers, brokers and other key informants were
interviewed.

This analysis assumes that environmental remediation at Point Molate will be
completed to the level necessary for reuse.
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The following summary highlights Point Molate's key assets and near-term
development prospects, and presents key findings for each land use under
consideration,

a. Key Assets. All of the key informants interviewed for this study agreed
that Point Molate’s natural setting and scenic attributes are the most
important assets of the site. While it is unlikely that only a single user will
occupy the site, it is clear that the alternative uses under consideration would
be generally compatible under a mixed-use plan.

b. Near-Term Prospects. The two uses with the strongest market potential
at Point Molate appear to be a small meeting center and residential
development. The meeting center would allow for the reuse of the
Winehaven complex for meeting and dining facilities, while the wine worker’s
cottages could provide accommodations for overnight guests. Residential
development could occur first in the flat portions of the site, and later on
slopes overlooking the San Francisco Bay. The meeting center and residential
uses are considered complementary because the meeting center is envisioned
as a small and relatively unobtrusive facility, and because the two
developments are expected to be located in different areas of the site.

While renovation of Point Molate buildings for office use was not viewed
favorably by brokers and developers, an exception may exist for office
development for non-profit tenants, or for single users who seek a campus
style development.

Finally, this analysis represents market conditions for a given period, and
therefore may be subject to change as time passes.

c. Meeting Center. There appears to be good market potential for
development of a small (50 to 100 guests) meeting center at Point Molate.
The relatively high occupancy rates of existing meeting centers in the Bay
Area demonstrate the need for facilities that serve non-profit, public sector,
and other price-sensitive organizations. While successful meeting centers
generally possess little in terms of indoor amenities, they nevertheless offer a
unique or distinctive experience to conference goers because of their overall
ambiance and outdoor amenities such as scenic views, hiking trails, or beach
access.

The cottages lend themselves to reuse for overnight gnest accommodations,
and with renovation, the Winehaven complex could be adapted for conference
and meeting space. Point Molate’s excellent bay views, and the potential
development of recreational amenities such as hiking trails, will enhance its
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aftraction as a meeting site. One of Point Molate’s most significant
advantages is an atmosphere that seems remote, yet is within less than an
hour’s drive from most of the largest urban and suburban concentrations
within the Bay Area.

d. Business Incubator. Based on interviews with business incubator
experts, a business incubator at Point Molate is probably not feasible. The
combination of uncertain start-up funding for such a facility, the cost of
upgrading the buildings, and Point Molate’s remote location present difficult
obstacles to the successful development of a business incubator. According to
interviewees, the shortage of both public or private funding sources for
incubator development has made supporters of these projects extremely
reluctant to take on difficult or pioneering reuse sites such as Point Molate.
Furthermore, if an impetus were to develop for the creation of a business
incubator to serve this part of the East Bay, experienced incubator developers
feel that sites which are superior to Point Molate in terms of better access and
lower renovation costs are available in Richmond and in other parts of Contra
Costa County.

e. Office Development and Light Industrial/Warehouse Space. Point

Molate appears to be poorly positioned to support development of office, light
industrial, or warehouse uses, especially for multiple tenants, at least in the
short term. The site’s remote location, limited access from East 1-580, and
potentially costly building upgrades place it at a disadvantage in the view of
office and light industrial/warehouse developers. Furthermore, the existence
of nearby alternative sites with superior access and infrastructure to support
office and light industrial or warehouse users reduces the ability of Point
Molate to compete effectively for tenants. However, an exception may exist
for office development for non-profit users who are typically more amenable
to limited building upgrades (although they are generally unable to pay high
rental rates), or for a single user seeking a campus style development.

f. Live/Work Space. Although their historic ambiance and former use as
warehouse space would seem to make the Winehaven complex at Point
Molate a prime candidate for conversion to live/work space, the obstacles to
live/work development at the site are likely to prevent the success of such a
project. The most difficult problem for live/work development at Point
Molate would be to surmount buyers’ and renters’ resistance to moving to
what is perceived as a remote location. The live/work product type is a
proven quantity in dense urban areas, but there do not appear to be any
examples located in remote, former industrial zones. It is possible that there
exists 2 small subset of the live/work market that is made up of buyers and
renters who would be attracted to a location like Point Molate, but this is not
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the typical buyer or renter profile, and therefore this use should be considered
to have weak market potential.

g Residential Development. According to developers and brokers
interviewed for this study, Point Molate shows strong potential for residential
development. However, development should be carefully phased in order to
establish Point Molate’s identity as an attractive residential location. To
achieve this goal, the first phase of development should be multi-family units
on the flat parcels near the water. Next, low density development of single-
family residences on the site’s hillsides can then go forward. Residential
densities at Point Molate can be expected to be in the range of 16 dwelling
units per acre for multi-family housing. Actual densities will depend on site
topography, as well as other site constraints. Current residents of southern
Marin County appear to be the most likely target market, followed by buyers
who are familiar with this section of the East Bay. Local artists seeking a
secluded live/work environment may be another potential market.

Because of the importance of promoting a strong identity for Point Molate, an
effective marketing campaign will be necessary to educate prospective buyers
and renters about the site’s numerous attributes such as bay views, mature
trees, and proximity to parks and open space. The recent concept of "green
housing" would support the site’s overall open space image by integrating the
residential and meeting center uses with a shared development theme. For
example, a community oriented around sustainable and environmentally
sensitive uses may have very strong marketability among the project’s target
market.

2. Detailed Market Overviews

a. Meeting Center. For purposes of this study, the term "meeting center"
is defined as a facility developed primarily to satisfy the needs of users who
require attractive and functional, but not deluxe, meeting rooms and
accommodations. Meeting centers fall somewhere between conference centers
that are targeted toward high-end corporate users, and retreat centers that
usually serve religious groups. Most meeting centers are operated by public
sector or non-profit organizations. While their guest and meeting rooms are
comfortable, indoor amenities are not luxurious and the facility’s identity is
most often established around its cutdoor or recreational amenities such as
views, hiking trails, beach access, etc.

The market for meeting centers is generally composed of corporate
departments, small firms, professional associations, non-profit groups, and
public sector organizations that seek to do planning or training in a retreat
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setting. This type of meeting center is typically located near a major urban
area and generally draws its clientele from the local region. Meeting facilities
within the Bay Area that satisfy this criteria are described below (see Table 6
for a summary).

b. Asilomar Conference Center. The Asilomar Conference Center is
located on 107 acres on the Monterey coast and is operated by the State of
California. At Asilomar, a typical conference runs three to four days with 100
to 200 participants. Although lodging is sold to the general public on the
weekends, 90 percent of weekend business is related to conference activities.
Asilomar serves a diverse market of corporate, scientific, religious and youth

groups.

With 314 rooms, Asilomar can accommodate over 700 overnight guests. The
Center also has 45 meeting rooms, the largest of which can accommodate an
audience of 850. Asilomar’s waterside location and extensive facilities have
led to a high percentage of repeat business. Although the management is able
to charge $86 to $142 per night (double occupancy), guest rooms do not have
telephones or television sets, and meals are served cafeteria-style in a dining
hall. While indoor amenities are minimal, Asilomar is able to offer beach
access, a swimming pool and volleyball court, and proximity to seven public
golf courses.

c Clark Kerr Campus Center. Operated by U.C. Berkeley, the Clark
. Kerr Campus Center is located on 43 acres adjacent to U.C. Berkeley.

Conference duration is widely variable, ranging from three days to two weeks,
although a typical conference runs for five days. While the typical group is
100 to 200, group size is widely variable, ranging from 10 to 20 attendees, to
as many as 600. Daytime conferences may be held at any time, while
conferences that require guest rooms must be scheduled from late May to
mid-August in order not to interfere with dorm residents during the academic
year. Most conference attendees are from professional societies or
associations, and the principal conference activity is training.

During the summer, the Center has access to overnight accommodations for
up to 725 conference attendees and provides cafeteria-style food service. The
Clark Kerr Campus features 6,000 square feet of meeting space including a
large theater and several break out rooms, lounges, and a conference room.
Because of its proximity to the U.C. Berkeley academic community, the
Center’s repeat business is 75 to 80 percent. The management at Clark Kerr
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Table 6
BAY AREA MEETING CENTERS

Number of Meeting Space Overnight Rate | Overnight Rate
Sleeping Toltal Meeting Per Person - Per Person Average Average
Year Rooms/Overnight | Rooms/Square | Occupancy | Room Rate Double Single Conferences No. of Conference

Faciiity/Operalor/Location Opened Capacity Feet Rate Per Day Occupancy Occupancy Per Year Attendees | Duration
Asiiomar 1956 3147702 45/NA 90% $100-$1,000 $63-$81 $86-3142 1,200 100-200 3-4 days
Siale of California
Monlerey
Clark Kerr Campus Cenler 1984 NA/T25 5/6,000 0% $80-$400 $49.50-$54* $62-§72 150 100-200 5 days
UC Berkeley
Berkeley
Commorrwenal 1976 1722 /630 100% NA $60-$120° $60-$120° 30 20 3-7 days
Commonweal ’
Poinl Reyes
Marconi Center 1990 4096 NA/3,870 0% $150-3600 $75 $120 200 30 2 days
State of California
Marin County
Westerbeke Ranch 1966 15/51 43,115 50-100% | $360-$2,800¢ $99-5109 $80-$145* 120 35 3 days
Weslerbeke Family
Sonoma County

Nole: NA = Not available.

* Rate does not include meeting space.

* 630 square feci does not include Jiving room space in separate residential buildings.
¢ Rale does nol inclide food service.

¢ Based following per person conference rates: 1-10 people-$36; 11-25 people-$34; 26-20 people-§31.

Source: Bay Arca Economics, 1996.
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describes Asilomar as a primary competitor although the Center also faces
competition from other U.C. conference centers, particularly UCLA and U.C.
Santa Barbara. Costs are at the low end of the scale, ranging from $49 to $54
per night (double occupancy), plus meeting space charges. In addition to
meeting facilities, Clark Kerr also offers a swimming pool and other
recreational amenities on site, and a guest pass for U.C. Berkeley recreational
facilities.

d. Commonweal. The Commonweal meeting center is located on 200
acres adjacent to Point Reyes National Seashore in Marin County. Originally
the site of an RCA antenna dating from the 1920s, Commonweal opened in
1976 as a meeting and retreat facility for community and non-profit groups.
Commonweal itself is operated as a non-profit firm. Conferences at
Commonweal generally run for three to four days with 15 to 20 attendees. A
typical user would be a small, non-profit social ser