Seaside General Plan Task Force Meeting Instructions
January 25, 2017
On January 31, we will hold our 4rd Task Force meeting of the General Plan update process.
The meeting will be held from 6:00-8:00 PM at the Oldemeyer Center. Please arrive promptly
since we have a lot to cover at the meeting.
At the beginning of the meeting, Raimi + Associates will provide a brief project status update
and talk about upcoming meetings, including a community Open House and Task Force
meetings. After the introductory presentation, we will review the proposed General Plan land
use designations and circulation (transportation) networks for Seaside.

Background on the Land Use Designations
State law requires Seaside to prepare and adopt a General Plan as a tool to guide growth and
development in the community. The Land Use Element is a mandatory element of the General
Plan.
The purpose of the Land Use Element is to describe present and planned land uses and their
relationship to the community’s long-range goals for the future. The Land Use Element
identifies the proposed general distribution, location, and extent of land uses such as open
space, residential, commercial, and mixed use. The current use of land is called the “existing
land use.” The future, intended use of land is called a “land use designation.” The land use
designations must include the range of land uses allowed and the density or intensity allowed
on each parcel (as measured in Floor Area Ratio [FAR] or dwelling units per acre). A
description of dwelling units per acre and FAR can be found in the attached materials. In
areas where change is expected, the land use designation may identify new uses or more
intense development than what is current built (the existing land use).
The Land Use Element consists of text, maps, and diagrams that outline the future land uses
within the City and how these uses are integrated with the other General Plan elements and
policies. The Land Use Designations Map is a particularly important feature of the Element
since it shows the location, and types of development within the City. The land use
designation table describes the allowed land uses and intensity of development.
The existing Land Use Designations and Map and table describing the uses may be
downloaded from here.

Process to Update General Plan Designations
The proposed General Plan Designations were developed through a multi-step process that
include review of existing conditions and plans and input from the Task Force, Planning
Commission, City Council, and community. The following diagram illustrates this process:
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During our last Task Force meeting (October 5, 2016), we discussed potential areas where
land use changes and/or new development could occur over the next 20 to 25 years. The
discussion focused on six areas of potential land use change (East Broadway, Fremont
Boulevard, the multifamily residential neighborhoods, the Auto Center, Seaside East, and
Campus Town [Seaside North]). We reviewed the existing conditions for each area and talked
about what the specific vision or policy direction for each area should be. The vision and
direction for each change area were updated based on Task Force discussion, and then
presented and examined at a joint Planning Commission and City Council Meeting on October
25, 2016.
After the joint Planning Commission and City Council session, the planning team and city
created visual alternatives, concept plans, and policy direction for the six primary change
areas in the City. These were presented at a community workshop on December 5, 2016 at
the Oldemeyer Center. Over 90 people attended the workshop. The workshop exercises
gathered the following forms of input:
•

•

Visual Preference Survey. During this activity, participants had the opportunity to
provide feedback on building design and character for two areas of the City: 1)
Fremont/Broadway and surrounding areas; and 2) growth areas in the former Fort Ord
(“Campus Town” and “Monument Village” or Seaside East). Participants viewed
approximately 30 images organized by change area and used handheld clickers to
identify preferences for different development types.
Workshop Stations. Participants were invited to provide feedback on six change areas
in the City. During the course of approximately one hour, participants were free to go
from station to station and to vote for their preferred future alternatives, policy ideas,
and planning concepts.

A Workshop summary may be downloaded from here: http://seaside2040.com/wpcontent/uploads/2016/03/Seaside-Workshop-Summary.pdf
This information was used to update the General Plan designations map and table for Task
Force discussion.
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Proposed General Plan Designations
As described earlier, State Law requires that the General Plan identify the future intended
land use in the City and the allowable density or intensity of development. These are called
“land use designations.” The proposed Seaside designations differ from traditional land use
planning in that it de-emphasizes specific uses and focuses on the form and character of
Seaside. These designations include allowable uses and building density (like the current
General Plan) but also address building placement on a lot, parking location and access,
building frontage, and streetscape design. This switch is consistent with the community’s
desire to provide more specific guidance on the intended future character of the City. The
proposed designations table and map are included at the end of the document.
The proposed designations includes several high-level changes.
• The existing General Plan “Regional Commercial” designation is now included as part
of “Employment”.
• The existing General Plan “Community Commercial” designation is now included as
part of “Mixed-Use Low”.
• Several of the residential designations allow greater intensity to reflect the current
uses and to enable new development that is consistent with the overall character of
the City.

Specific Neighborhoods / Change Areas
In general the majority of parcels within the City retained a similar proposed General Plan
designation to the 2004 General Plan Land Use Map. The major changes to the land use
designations were within the following six change areas.

Area 1 - East Broadway Avenue
What We Heard?
During the December workshop, participants were presented with four alternatives for the
area, including maintain the existing land use policy and three other land use alternatives.
Workshop participants preferred character Alternative 4. This alternative focused new higherintensity, mixed-use development in neighborhood centers located at Fremont Boulevard and
San Lucas Street.

Proposed General Plan Vision and Intent
The vision and intent for the area is as follows:
• This area will be transformed into mixed-used corridor with higher-intensity mixeduse centers at Fremont Boulevard and San Lucas Street.
• Active ground-floor retail will be focused in the centers.
• Residential uses will provide for a residential transition between East Broadway and
the neighborhood to the north.
• Buildings will be placed close to the street in a pedestrian-friendly way.
The proposed designations map illustrates “Mixed-Use High” at the centers, with “Mixed-Use
Low” between the centers. The map includes a residential transition (“Neighborhood Mixed”)
between East Broadway and Olympia Avenue.
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Area 2 - Fremont Boulevard
What We Heard?
Like East Broadway, workshop participants were presented with four alternatives for the
area. Participants preferred Alternative 3 which focused new high-intensity, mixed-use
development in neighborhood centers and lower intensity mixed use development between
the centers. Participants also expressed a desire to re-configure the street to make it more
attractive and pedestrian-friendly.

Proposed General Plan Vision and Intent
The vision and intent for the area is as follows:
• Fremont Boulevard will be transformed into mixed-used corridor with higher-intensity
mixed-use centers at Hilby Avenue, Broadway Avenue, and Echo Avenue.
• A lower-intensity mix of uses will be allowed in between the centers.
• Active ground-floor retail will be focused in the centers.
• Buildings will be placed close to the street in a pedestrian-friendly way.
The proposed designations map illustrates “Mixed-Use High” centers at Hilby Avenue,
Broadway Avenue, and Echo Avenue. Between the centers, the parcels have been designated
“Mixed-Use Low” to allow for a variety of community services, retail, office, and residential
buildings and uses.

Area 3 – Residential Neighborhoods
What We Heard?
Workshop participants supported allowing new larger-scale multifamily buildings in targeted
areas in exchange for community benefits. Most participants supported small multifamily
buildings in these neighborhoods.

Proposed General Plan Vision and Intent
The vision and intent for the area is as follows:
• The Terrace West (south of Broadway, east of Fremont) will remain a neighborhood
with a mix of residential uses. The area will accommodate a marginal increase in
residential density from 15 to 30 dwelling units per acre (du/ac). The maximum height
will remain up to 3-stories. This density change will accommodate small-scale
multifamily.
• The Olympia neighborhood (north of Broadway, east of Fremont) will allow the existing
residential uses to continue but in certain locations allow greater residential densities
up to 4-stories and 45 (du/ac). The current General Plan allows up to 25 (du/ac) and
up to 3-stories.
As shown on the designations map, Terrace West is illustrated as “Neighborhood General”.
The Olympia neighborhood contains two residential designations: “Neighborhood General” and
“Neighborhood High”. Smaller existing residential and single family parcels retain a
“Neighborhood General” designation. Larger, existing multifamily parcels retain the
“Neighborhood High” designation.
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Area 4 – Auto Center
What We Heard?
Workshop participants were split about whether they thought the auto center area would
change over the next 20 years. However if it did change, they were very supportive of creating
walkable blocks, providing space for innovative companies and makerspaces, and creating a
complete mixed-use area.

Proposed General Plan Vision and Intent
The vision and intent for the area is as follows:
• The area will remain an auto center and service area into the future.
• If the area transforms, it will remain an employment center with a diverse mix of
companies, jobs, and makerspace. New street connections will be added to create
walkable blocks to improve pedestrian safety and access.
As shown on the designations map, the auto center is illustrated as “Employment”.

Area 5 – Seaside East
What We Heard?
Workshop participants were very supportive of making Seaside East an entrance to the Fort
Ord National Monument and a regional recreation destination with new bike, pedestrian,
transit, and street connections. There was also strong support for having ample natural open
space and recreational opportunities (passive and active) for residents. To a lesser extent,
participants also supported new office and housing in the area, particularly in areas without
sensitive habitat.

Proposed General Plan Vision and Intent
The vision and intent for the area is as follows:
• Seaside East will provide formal and informal entryways to trailheads in the National
Monument. Entryways will provide distinctive signage and gateway elements. At these
entry points, a district with retail and supportive services, such as restaurants, bike
rentals, and lodging for National Monument visitors may be appropriate.
• The area will maintain an adequate site for regional recreational uses, including sports
fields, courts, and other park uses. Retail and services may be clustered in a nearby
center to support visitors accessing the recreational area.
• Seaside will encourage new office, R&D, or light industrial uses and increase
employment. This will occur in limited areas of Seaside East.
• The area will balance new growth and habitat conservation by identifying and
preserving areas with the most sensitive habitat. Trails and more active open spaces
could be located within or adjacent to the habitat areas. Open space will buffer the
National Monument from new development.
• New residential development around these sensitive habitat areas will be required to
implement site and building design to protect natural resources.
• New residential development will occur as traditional, walkable neighborhoods with a
diversity of housing types.
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•
•

There will be multiple “neighborhood centers” that provide retail, services and
amenities for residents.
New schools and public facilities will be constructed to support the expected
population growth in the area.

Seaside East is shown as a “Future Growth Area” on the designations map. Later in the
process, the consultant team will develop potential site plan alternatives for how the above
vision could be implemented.

Area 6 – Campus Town (Seaside North)
What We Heard?
Workshop participants were very supportive of making Seaside North a campus town area
with a mixed-use village and university housing and an entrance to the Fort Ord National
Monument and Fort Ord Dunes State Park.

Vision and Intent
The vision and intent for the area is as follows:
• Campus Town will be an entryway to trailheads in the National Monument and active
recreation at the Fort Ord Dunes State Park. Entryways will provide distinctive signage
and gateway elements. At these entry points, the General Plan may support a district
with retail and supportive services, such as restaurants, bike and water sport rentals,
and lodging for visitors.
• The area will transform into a district supportive of CSUMB. The area will
accommodate a mixed-use center with a mix of higher-density housing, shopping,
services, jobs, offices, and open space. The area will provide student-focused housing
area well-served by bicycle paths, and provide ample opportunities for recreation. The
area will accommodate public-private ventures and entrepreneurial activities by
allowing dynamic research and development uses and maker-spaces with easy access
to the university.
• A mixed-use center will transform the Main Gate area.
• The area to the south of Lightfighter (west of 1st Avenue) will accommodate a new
auto center.
Campus Town is shown as three designations: “future Specific Plan Area”, “Mixed-Use High”,
and “Employment”. The location of the luxury auto center is designated “Employment”. The
Main Gate Specific Plan area is designed “Mixed-Use High”.

Circulation Network
The second part of the meeting will focus on the existing and proposed circulation network in
Seaside. Similar to the Land Use Element, the Circulation Element must identify both the
existing and the proposed future transportation network. The Circulation Element includes
“roadway classification” of different roads. These are parallel to land use designations in that
they identify the future configuration of roadways, including the role of the road classification
within the overall transportation system and the specific of roadway design including the
width of the street, number of lanes, lane width, and bicycle/pedestrian infrastructure.
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In the updated General Plan, the street classifications will include a concept called “complete
streets.” Complete streets aim to create a multi-modal transportation system that balances
the needs of all users – autos, bikes, pedestrians, and transit. This concept is now required
by State law but also matches the philosophy of the City and the community in that roads
should be for all users and not just cars. It emphasizes bicycle, pedestrian and transit
compared to the 2004 General Plan, which had an emphasis on cars and vehicle traffic flow.
The materials provided for the meeting include the existing roadway network as well as ideas
for the proposed network. When reviewing the materials, please pay attention to several
ideas now included in the City’s approach to transportation:
• Modifications to the street classification network to include a wider range of street
types, narrower lane widths to slow traffic and greater emphasis on bicycle and
pedestrian infrastructure.
• Identifying a “modal emphasis” for each street. Some streets will continue to
emphasize cars and traffic through-put; others will emphasize bicycle movement; and
still others will emphasize transit. This is one way of creating a “complete”
transportation network.
• Expanding the proposed bicycle network to include a more extensive network
including enhanced “bicycle boulevards.”
• Reconfiguration of streets, e.g. East Broadway and Fremont to be more multi-modal.

Meeting Preparation
Prior to the meeting, we would like everyone to do the following:
1) Review proposed General Plan Land Use Designations. Prior to the meeting, please
review the table of General Plan Land Use Designations and the map and identify any
issues with the designations. We tried our best to reflect what we heard in the
community meetings and earlier Task Force meetings. Once you have reviewed the
table and map, please flag any issues that you feel are important the Task Force to
discuss. We provided the existing General Plan Land Use Designations and Map (from
the 2003 General Plan) as background materials.
2) Review Circulation Network Diagrams. Working with City staff and the community at
the December workshop, the project team also developed a series of maps illustrating
the proposed General Plan circulation networks. These maps focus on street types,
bicycle circulation, pedestrian priority areas, and transit routes. These maps
complement the General Plan Designations map. Please review the maps and flag any
issues you feel are important for the Task Force to discuss.

As a final note, we understand that the information we are presenting in the packet and at
the meeting is very technical in nature and some aspects may be hard for those without a
planning background to understand on a first reading. At the meeting, we will do our best to
explain this information in laymen’s terms. Prior to the meeting, please take some time to
review the materials and formulate any questions that you may have. We will have ample
time to discuss the topics to ensure that the Task Force can provide clear direction to the
City and the consultant team.
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Seaside General Plan Update - Proposed General Plan Designations
Draft – January 24, 2017
Definitions
GP – General Plan
GPLU – General Plan Land Use Designations
DU/AC – Dwelling Units per Acre
The term density is used for residential uses and refers to the population and development capacity of residential land. Density within the General Plan is
described in terms of dwelling units per net acre of land (du/ac), exclusive of existing and proposed streets and rights-of-way.

FAR – Floor Area Ratio
Development intensity, which applies to nonresidential and mixed uses, refers to the extent of
on a parcel of land or lot. Floor area ratio is used in the General Plan as a measure of non-residential or
development intensity.
Floor area ratio (FAR) expresses the intensity of use on the lot (see Figure to the right). The FAR
ratio between the total gross floor area of all buildings on a lot and the total land area of that lot. For
20,000 square foot building on a 40,000 square foot lot yields a FAR of 0.5.
describes a single-story building that covers half of the lot, a two-story building covering approximately
the lot, or a four-story building covering one-eighth of the lot.
WBUV SP – West Broadway Urban Village Specific Plan
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development
mixed-use
represents the
example, a
A 0.5 FAR
one-quarter of

Intent

2004 General Plan
Equivalents

Allowed Land Uses

Allowed Intensity

Intended Physical
Character

Neighborhood Low
Provides for the retention,
maintenance, and development of
existing single-family residential
neighborhoods.

RLS (Low Density Single-Family
Residential).
Unchanged from existing GP.
Residential. Education/day care,
parks/open space, cultural/public
assembly, public uses

Up to 8 du/ac (1 unit per parcel, plus
second unit where allowed). Up to
two stories.

Typical suburban residential format,
with larger lots and curvilinear streets.
•
Building types may include largelot and small-lot single family,
duplex, triplex/quad.

Neighborhood Medium
Provides for the development of a
wide range of low and moderate
density living accommodations,
including attached/detached singlefamily and house-form multi-family
structures.
RMS (Medium Density Single Family).

Neighborhood General
Allows for a variety of residential
building types that co-exist in close
proximity to one another, including
single-family, townhomes, walk-up
apartments and low-rise multifamily
residential.
RM (Medium Neighborhood).

Neighborhood High
Allows for multi-family residences at a
range of densities and building types
from townhomes to four-story multiunit buildings.

Residential. Education/day care, parks,
cultural/public assembly, public uses.
Neighborhood retail.

Residential. Neighborhood Retail may
be allowed as a conditional use.
Education/day care, parks/open
space, cultural/public assembly, public
uses

Residential. Convalescent homes,
education/day care, parks/open
space, public uses.

Changed to allow Neighborhood Retail
as a conditional use - RMS area has a
number of existing small corner stores.
Up to 15 du/ac. Up to two stories.
Density increased from 12 to 15 du/ac
to recognize the existing density of
small apartment clusters.

A lower density neighborhood with
smaller lots that allows primarily for a
range of low or moderate density
building types.
•
Types may include small-lot
single-family, duplex,
triplex/quad, townhouse,
courtyard, lowrise/walkup.
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Up to 30 du/ac. Up to three stories.
Changes to allow three-story
duplex/townhouse. Density increased
from 15 to 30 du/ac from existing plan
to accommodate townhomes and
walk-up apartments.)
Primarily neighborhoods with a wide
mix of residential building types:
•
Building types may include smalllot single-family, mobile homes,
duplex, triplex/quad, townhouse,
courtyard, lowrise/walkup.

RH (High Neighborhood) but without
certain non-residential uses.

Changed to eliminate professional
office and cultural/public assembly
from allowed uses
Up to 45 du/ac. Up to four stories.
Density increased from 25 to 45 du/ac.
Height remains the same.

Physically distinct areas that have a
more urban feel with mid-rise
apartments or mobile homes and
associated open spaces.
•
Building types may include
mobile home, courtyard,
lowrise/walkup, midrise

Employment

Mixed Use Low

Intent

Provides area for a range of employment uses to
expand and diversify the City’s economy.

Provides for areas with a wide variety of existing
residential and commercial uses. Provides for
additional housing and expansion of
neighborhood-serving retail and commercial uses.

GPLU Equivalents

Combines the existing Regional Commercial (RGC)
and Heavy Commercial (HC) to promote jobs
generation.

Similar to RH/MX (High Density Residential/Mixed
Use) from West Broadway Specific Plan.
Pulls parcels from existing Medium Residential
(RM), Community Commercial (CC), and Mixed Use
(MX).

Allowed Land Uses

Office, R&D, light industrial, small manufacturing,
auto sales & service, entertainment, hotel/lodging,
live-work, neighborhood retail, and regional retail.
Allows everything except stand-alone residential.

Allowed Intensity

Intended Physical
Character

Ranges from 0.65 to 2.5 FAR. Hotels allowed up to 4.0
FAR. Up to six stories. Heights will vary based on
location and context in the City, to be determined
during the General Plan process..
Allowed FAR and height will vary either by use or by
location and could be determined in zoning.
Buildings are configured in an urban office
environment with minimal setbacks and pedestrianoriented building massing. Suburban office parks may
be located in new growth areas where an urban
character is not desired. Depending on context, retail
is either in a walkable, neighborhood-serving format,
or a more auto-oriented retail format.

Mixed Use High
Supports new lively, thriving areas in the City, by
accommodating multi-story mixed-use buildings at
higher intensity and/or a diverse mix of uses.
Provides for vertical and horizontal mixed use
development.
Similar to MX (Mixed Use) from West Broadway
Specific Plan.

Mixed use: retail/office, retail/residential,
office/residential.

Pulls from existing Community Commercial (CC) and
Mixed Use (MX). Reserved for key locations,
including along Fremont, West Broadway and in
Campus Town.
Mixed use: retail/office, retail/residential,
office/residential

Standalone uses: neighborhood retail, services,
moderate-density residential, live/work,
hotel/lodging, and office.

Standalone uses are allowed in certain areas:
neighborhood retail, services, moderate and high
density residential, hotel/lodging, office, and R&D.

Pedestrian-oriented ground floor design is required
through guidelines + standards. Active ground
floors will be required in a few designated districts.
1.75 to 2.5 FAR, to be determined during the
General Plan process. Up to three stories.

Ground floor retail or other active ground floor uses
will be required in most locations, especially in
identified centers along Broadway and Fremont.
2.5 FAR to 4.0 FAR. Up to four or five stories, to be
determined during the General Plan process.

This would represent a reduction from the current
4 stories/48 feet limit for Community Commercial.

Buildings are generally configured in an urban
format of walkable blocks and buildings at or near
the sidewalk edge. Zero lot line buildings are
acceptable (encouraged in certain areas).
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Buildings are configured in an urban format of
walkable blocks and buildings at or near the
sidewalk edge. Larger buildings transition to
adjacent, existing low-density residential uses.

West Broadway Urban Village Specific Plan
Implements the West Broadway Urban Village Specific
Plan.

Future Specific Plan
Provides for the future uses and allowed intensities in
the Surplus II area.

Future Growth Area
Provides for the best use of the Seaside East
area.

GPLU Equivalents

RH/MX (High Density Residential/Mixed Use) from
West Broadway Specific Plan.

Combines the existing Regional Commercial (RGC) and
MX (Mixed Use), and POS (Park and Open Space).

Allowed Land Uses

Regulated by the Specific Plan

To be determined by the Specific Plan.

Allowed Intensity
Intended Physical
Character

Regulated by the Specific Plan
Regulated by the Specific Plan

To be determined by the Specific Plan.
To be determined by the Specific Plan.

Combines the existing RLS (Low Density Single
Family Residential), RMS (Medium Density
Single Family Residential, and POS (Park and
Open Space).
Updated General Plan will provide a range of
the proposed designations for the area: e.g.
“Employment”; “Habitat Management”;
“Neighborhood Low”. Areas will not be
specified on the designations map.
Consistent with the proposed designations.
Consistent with the proposed designations.

Intent

Public/Institutional

Parks and Open Space

Habitat Management

Recreational Commercial

Intent

Reserves areas for public and
intuitional uses.

Preserves natural resources
and provide for public open
space.

Protects open space and
natural resources on the
former Ft. Ord.

Provides for outdoor
recreational facilities

GPLU Equivalent

Public / Institutional.

Parks and Open Space

Habitat Management

Recreational Commercial

Unchanged from existing GP
Schools, cemetery, parks,
public utilities, libraries, fire,
police, and other government
uses.

Unchanged from existing GP.
Parks and recreational uses,
amphitheaters, habitat
management, community
centers and gyms.

Unchanged from existing GP.
Habitat management, passive
recreation, ecological
restoration, ecotourism
activities, and environmental
educational activities.

0.4 FAR

0.01 FAR

0.005 FAR

Unchanged from existing GP.
Golf courses, equestrian
centers, public swimming
pools, and tennis clubs. Sports
fields. Limited amount of
residential, visitor
accommodation units,
convenience retail uses.
0.2 FAR

Allowed Land Uses

Allowed Intensity

11

Military
For lands retained by the
United States Armed Forces
for on-going military-related
activities within the former
Fort Ord boundary.
Military
Unchanged from existing GP.
Military housing; schools, day
care centers, houses of
worship, community centers,
reserve unit training,
exchange retail activities and
motor pool activities.
Under the jurisdiction of the
US Armed Forces

