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File #: 2018-5037 (180 minutes)   
Type: Regular Agenda Item

Body: City Council
On agenda: 1/2/2018

Title:

Public Hearing to Consider: 1) Introduction of Ordinance Amending the Alameda Municipal Code by Amending Section 30-4.23 "Multi-Family Residential Combining District," Section 30-4.17C "G Special
Government Combining District," and the Zoning Map to Ensure Consistency Between the City of Alameda Municipal Code, Zoning Map and the Naval Air Station (NAS) Alameda Community Reuse Plan for
the North Housing Property Located on Singleton Avenue on the Former Naval Air Station in Alameda in Order to Convey the Property to CP VI Admirals Cove, LLC, Habitat for Humanity, and the Alameda
Housing Authority. [The Proposed Zoning Amendments Would Not Result in Any New Environmental Impacts or More Severe Environmental Impacts Than Those Previously Identified with the Adoption of
the Community Reuse Plan Environmental Impact Report (EIR) 2009 Addendum, and the Housing Element 2012 EIR Addendum]; and 2) Recommendation to Authorize the City Manager to Negotiate and
Execute a Memorandum of Understan...

Attachments: 1. Exhibit 1 - 2009 Amended Community Reuse Plan, 2. Exhibit 2 - Location Map, 3. Exhibit 3 - Draft MOU Terms, 4. Exhibit 4 - Fiscal Impact Analysis, 5. Ordinance

Title
Public Hearing to Consider: 1) Introduction of Ordinance Amending the Alameda Municipal Code by Amending Section 30-4.23 “Multi-Family Residential Combining District,” Section 30-4.17C “G Special
Government Combining District,” and the Zoning Map to Ensure Consistency Between the City of Alameda Municipal Code, Zoning Map and the Naval Air Station (NAS) Alameda Community Reuse Plan for
the North Housing Property Located on Singleton Avenue on the Former Naval Air Station in Alameda in Order to Convey the Property to CP VI Admirals Cove, LLC, Habitat for Humanity, and the Alameda
Housing Authority. [The Proposed Zoning Amendments Would Not Result in Any New Environmental Impacts or More Severe Environmental Impacts Than Those Previously Identified with the Adoption of the
Community Reuse Plan Environmental Impact Report (EIR) 2009 Addendum, and the Housing Element 2012 EIR Addendum]; and
 
2) Recommendation to Authorize the City Manager to Negotiate and Execute a Memorandum of Understanding (MOU) with CP VI Admirals Cove, LLC for Construction of Infrastructure. (Community
Development 209)
Body
To: Honorable Mayor and Members of the City Council
 
From: Jill Keimach, City Manager
 
Re: Public Hearing to Consider: 1) Introduction of Ordinance Amending the Alameda Municipal Code by Amending Section 30-4.23 “Multi-Family Residential Combining District,” Section 30-4.17C “G Special
Government Combining District,” and the Zoning Map to Ensure Consistency Between the City of Alameda Municipal Code, Zoning Map and the Naval Air Station (NAS) Alameda Community Reuse Plan for
the North Housing Property Located on Singleton Avenue on the Former Naval Air Station in Alameda in Order to Convey the Property to CP VI Admirals Cove, LLC, Habitat for Humanity, and the Alameda
Housing Authority. [The Proposed Zoning Amendments Would Not Result in Any New Environmental Impacts or More Severe Environmental Impacts Than Those Previously Identified with the Adoption of the
Community Reuse Plan Environmental Impact Report (EIR) 2009 Addendum, and the Housing Element 2012 EIR Addendum]; and 2) Authorize the City Manager to Negotiate and Execute a Memorandum of
Understanding (MOU) with CP VI Admirals Cove, LLC for Construction of Infrastructure
 
BACKGROUND
 
The subject site, which is commonly referred to as “North Housing”, located at Singleton Avenue and Mosely Avenue, was originally developed by the federal government for U.S. Navy personnel housing and
related services.  The buildings on the site were all constructed in 1969, and are a mixture of 4-plex and 6-plex layouts.  In 2005, the US Coast Guard vacated the site. In 2007, the US Department of the Navy
declared the property to be surplus.   

 
In 2009, the City Council approved an amendment to the NAS Alameda Community Reuse Plan (“Reuse Plan”) (Exhibit 1) to establish a plan for the conveyance, reuse, and redevelopment of the North
Housing property. The amended Reuse Plan assumed residential redevelopment of up to 435 units, including 90 units for formerly homeless individuals and families and 30 units of self-help housing, and an
eight-acre park.    

 
In 2010, the City Council rezoned the Estuary Park property to remove the ‘G’ Special Government Combining District Overlay and zone the property for open space and park use.

 
In 2012, the City of Alameda designated the North Housing site as a housing opportunity site in the Housing Element and placed a MF Multifamily Combining District designation on the property to bring the
City of Alameda into conformance with State Housing Law.

 
In 2014, the City Council amended the zoning for the North Housing property to establish a 435-residential-unit-limit (the “cap”) to ensure consistency with the amended Reuse Plan.  To establish the cap, the
City Council added the following text to the G-Special Government Combining District regulations: 

 
The 37.36 acre U.S. Government property identified by assessor's parcel numbers APN74090501002 and APN 74090501202 shall be developed consistent with the Community Reuse Plan
Amendment (2009), and any use of the property by a private or public entity shall limit the number of housing units on the property to a maximum of 435 units, unless an affordable housing density
bonus is granted pursuant to Section 30-17 <https://library.municode.com/ca/alameda/codes/code_of_ordinances?nodeId=CHXXXDERE_ARTIZODIRE_30-17DEBOOR>, in which case the maximum
number of units may be increased consistent with Section 30-17 <https://library.municode.com/ca/alameda/codes/code_of_ordinances?nodeId=CHXXXDERE_ARTIZODIRE_30-17DEBOOR>.

 
The 435-unit cap effectively reduced the residential density permitted on the land from 30 units per acre allowed by the MF zoning designation adopted in 2012, to approximately 15 units per acre.   
 
In April 2017, the federal General Services Administration (GSA), on behalf of the US Navy, conducted a public auction for approximately 14.8 acres at North Housing.  The adjacent property was previously
approved for a homeless accommodation (12.3 acres) and a self-help housing Public Benefit conveyance (two acres).  CP VI Admirals Cove, LLC, which is an affiliate of Camel Partners, won the auction.   In
addition to the public auction of 14.8 acres, the homeless accommodation and self-help housing conveyance, the Navy plans to convey approximately five acres to the City of Alameda for Singleton and
Mosely public roads, and the former George Miller School site to the Alameda Unified School District.   Exhibit 2 provides a map of the North Housing site and shows the future conveyances.

 
In October of 2017, the City of Alameda received separate applications from Carmel Partners and the Alameda Housing Authority and Habitat for Humanity to remove the G-Special Government Combining
District zoning designation from the property.  On November 11, 2017, the Planning Board held a public hearing to consider the proposed zoning amendments to remove the G-Special Government Combining
District and make a recommendation to the City Council. 
 
In addition to the request to amend the site’s zoning, Carmel has requested a Memorandum of Understanding (MOU) that lays out the infrastructure obligations required as part of renovating the property.  City
staff, Carmel and the Housing Authority have worked diligently over the past several months on a set of terms that outlines Carmel’s requirements for infrastructure on its property as well as required
backbone infrastructure to serve the adjacent Housing Authority and Habitat for Humanity sites.  The draft MOU terms are attached as Exhibit 3. 
 
DISCUSSION
 
Staff is requesting that the City Council consider two actions related to the future development of the property: 
 

•                     Introduce an ordinance to amend the Alameda Municipal Code (AMC) to regulate the number of housing units allowed on the properties (i.e., maintain the 435-unit cap) and remove the G-Special
Government Combining District zoning designation from the North Housing property; and,

 
•                     Direct staff and/or authorize the City Manager negotiate and execute a MOU between the City of Alameda and Carmel Partners related to the construction of infrastructure on the North Housing site

in conformance with the amended NAS Community Reuse Plan and consistent with the attached term sheet.
 
North Housing Zoning Amendment  
 
The North Housing property includes a G-Special Government Combining District zoning designation (the “G Overlay”).  AMC Section 30-4.17 - G- Special Government Combining District states that:
 

“The G District classification shall be combined with the district classifications applied to all lands in the ownership of the U.S. Government or the State of California.  Prior to the use of any lands by any
private or public entity other than the United States or State of California, through purchase or pursuant to lease from the U.S. Government or State of California, rezoning procedures shall be completed
to remove the G classifications and to consider further appropriate district classification changes.

Since the properties are being conveyed to “private and public entities other than the United States or State of California”, the G-Overlay must be removed to allow the private and public entities to use the
land.   Removal of the G-Overlay designation retains the underlying residential zoning, which includes a R-4 Neighborhood Residential zoning designation, with a PD Planned Development Combining District
overlay, and a MF Multifamily Residential Combining District overlay, which are appropriate designations for the residential use planned by Carmel, Habitat for Humanity and the Alameda Housing Authority.  
 
Removal of the G-Overlay district from the site effectively removes the 435-housing-unit cap from the property, since the cap is imbedded in the G Overlay zoning.   
 
Planning Board Recommendation

On November 11, 2017, the Planning Board considered the matter and recommended that the City Council amend the MF, Multi-family Residential Combining District zoning designation, which establishes the
residential density standards for the property, to include the following new provision which would govern the Carmel, Housing Authority, and Habitat for Humanity properties:  
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“ A conditional use permit shall be required for any residential development proposal that proposes more than 15 units per acre on the “North Housing” property.”

The Planning Board’s recommended language requires a conditional use permit standard and a more complete community planning process if any one of the future three property owners proposes to build
more than 15 units per acre. The MF Zoning District allows up to 30 units per acre.  Therefore, with the Planning Board’s recommended amendment, a conditional use permit could be approved for up to 30
units per acre upon request. 
 
Under the current G-Overlay language, any proposal to exceed 435 units would require an ordinance amending the Zoning Code, which requires a public hearing before the Planning Board and a public
hearing before the City Council. 
 
Alternative Text Amendment
 
If the City Council wishes to require the higher threshold for review established by a Zoning amendment process, or if the Council simply wishes to maintain the intent of the 2014 cap, staff would recommend
that the City Council amend the MF, Multi-family Residential Combining District zoning designation, which establishes the residential density standards for the property to include the following new provision:
 

To ensure consistency with the amended NAS Community Reuse Plan (2009), residentially zoned land commonly referred to as North Housing and identified in 2017 by APN 74-905-10-2, APN 74-
905-10-4 and 74-905-12-2 shall be limited to a residential density of 15 units per acre.

 
The alternative text amendment distributes the 435 units permitted under the cap among the three properties evenly (15 units per acre), and if any property owner wishes to exceed 15 units per acre, a Zoning
amendment would be required.
 
When considering the original 2014 Zoning amendment, the Planning Board’s recommended amendment, and the alternative amendment described above, the Council may also wish to consider the
following:    
 

1.                     Reuse Plan Consistency
 

The City Council adopted a Community Reuse Plan amendment in 2009 that set a community expectation that the land would be developed for no more than 435 units.  At this time, there is no
definitive plan to build more than 435 units on the property. If and when there is a proposal, or if the next Regional Housing Needs Allocation (RHNA) requires identifying more residential land
availability, the decision to remove the cap may be made by the City Council at that future date as part of a larger public planning process for either a specific project or a Housing Element update.

 
2.                     Current Plans

 
Carmel Partners wishes to rehabilitate and reuse the existing 146 units on its 14.8 acres. (Any rehabilitation of the existing units must comply with all California Building Code requirements and
standards.)  The Housing Authority and Habitat for Humanity are currently planning for 30 Habitat for Humanity units (self-help ownership units) and 90 units of permanent, service-enriched housing for
homeless individuals and families on the Housing Authority’s 14.32 acres.  Together, the three property owners would be providing approximately 270 units, which is far less than the 435-unit limit
placed on the property in 2014.   It should be noted, however, that the Alameda Housing Authority and Habitat for Humanity plan to build new units and have not yet designed their projects. The two
parties are actively considering a wide range of development options for their properties that could increase the number of units above the combined 120 units noted above.
 

3.                      Housing Crisis
 

The State of California and the City of Alameda are facing a housing affordability crisis.  The City Council, at its September 19, 2017 workshop on affordable housing, indicated that affordable housing
was a top priority for the City Council.  Placing a cap on the affordable housing parcels that is below the maximum density provided by the R-4/PD/MF Zoning would be contrary to the Council’s desire to
facilitate affordable housing construction as the underlying zoning, without the cap, allows for 30 units per acre.   As such, the underlying R-4/PD/MF zoning without the cap allows for 430 units on the
14.32 acres to be owned by the Housing Authority and Habitat for Humanity. With a 35% affordable housing density bonus, the 430 units could be increased to 580 units.  A 15-unit-per-acre limit would
permit 215 units, which could increase to 290 with a density bonus.  SB 35, which goes into effect January 1, 2018, creates a streamlined approval process for housing projects meeting specific criteria. 
Projects must provide a specified level of affordable housing (the percentage of required affordable housing is determined by the level of affordability) and must commit to paying prevailing wages or use
a “skilled and trained workforce.”  Qualifying projects are eligible for streamlined approvals under a ministerial process (i.e., 60- to 90-day review process), which excludes such projects from
environmental review under CEQA. 

4.                     Next Housing Element
 

In 2020 or 2021, the City of Alameda will receive a new RHNA which staff expects will require the City to identify additional parcels to zone for affordable housing units for the 2023 Housing Element. 
Due to the statewide housing crisis, staff anticipates that the City will receive a large RHNA obligation, which could require rezoning industrial or commercial lands for residential use. If this project is
approved by 2020, the 146 units on the 14.8-acre Carmel property will be rehabilitated and occupied; therefore, the Carmel property will not be available as a “housing opportunity site” in the 2023
Housing Element.   In contrast, staff anticipates that the 14.32 acres owned by the Housing Authority and Habitat for Humanity will likely be vacant and available in 2020/2021.   Without a housing cap,
the City will be able to allocate approximately 400 units of the RHNA on this site for Housing Element purposes, which will lessen the need to rezone existing commercial or industrial sites for housing. 
If the property is capped at 15 units per acre, either by zoning or by a conditional use permit requirement, the City could rezone the property at that time in order to identify it as a higher density housing
site in the upcoming Housing Element.

 
Conclusion and Recommendation
 
 In November 2017, staff recommended that the Planning Board remove the cap.  Rather than recommend that the City Council remove the cap, the Planning Board determined that there was the need for an
additional public planning process to exceed the cap (the conditional use permit provision). Staff concurs with the Planning Board’s position that an additional community planning process is warranted before
exceeding the cap.  However, staff also believes that the Planning Board’s proposal may need to be revised in 2020 or 2021, to address new RHNA obligations.
 
Therefore, staff recommends that the City Council adopt the alternative text described above which maintains the intent of the 2014 cap, but distributes the units evenly among the future property owners, with
the understanding and recognition that the City Council may need to revisit the language in 2020 or 2021, as part of the state-mandated Housing Element update or a future Housing Authority development
proposal.  
 
Term Sheet for North Housing Memorandum of Understanding
 
The 2009 Community Reuse Plan amendment and the GSA bid documents require the market-rate developer of the property (Carmel Partners) to provide backbone infrastructure to support the Alameda
Housing Authority and Habitat for Humanity properties.  The Planning Board, in November 2017, as part of considering the removal of the G-Overlay and lifting the 435-unit cap, recommended that the City
Council take actions to ensure that any development of the property replace and/or upgrade the backbone infrastructure to support redevelopment and reuse of the entire North Housing property consistent
with the Reuse Plan policies.  Staff has been working with Carmel Partners and Housing authority to draft terms for a MOU to specify Carmel’s infrastructure obligations for the development of not only its
property, but the adjacent Housing Authority and Habitat properties. 
 
Staff is requesting that the City Council authorize the City Manager to negotiate and execute a MOU with Carmel consistent with the draft terms as shown in Exhibit 3 and described below.  If the City Council
has material changes to the MOU terms, or if Carmel Partners requests changes to the attached MOU terms, rather than authorize the City Manager to negotiate and execute a MOU with Carmel, staff would
return with modified terms for Council consideration at its January 16 City Council meeting.
 
Summary of MOU Terms
 
The draft MOU terms are designed to implement two key amended Community Reuse Plan policy objectives:
 

Reuse Policy 2-25 The developer…”will be responsible for providing adequate infrastructure to serve the units on the developers’ own property and the Public Benefit Conveyance (PBC) [Habitat for
Humanity] and homeless accommodation sites”.
 
Reuse Plan Policy 4-6 Implement a grid pattern street system that smoothly transitions into larger Alameda’s street system.
 

These policy objectives are proposed to be met as follows:
 

1.                     Roads
 

The amended Community Reuse Plan requires the extension of Singleton and Mosely to complete Alameda’s grid street system through the property and facilitate convenient access for Alameda
residents located east of North Housing to the new Estuary Park and convenient access for North Housing residents to the Alameda Landing shopping center and points east.  
 
The proposed MOU terms require Carmel to construct the Mosely and Singleton extensions from Alameda Landing to the Singleton/Mosely Loop. The Alameda Housing Authority and Habitat for
Humanity are responsible for the cost of demolishing the buildings on their properties necessary to clear the right-of-way for the extensions.   In the event the Housing Authority and Habitat for Humanity
are unable to fund the demolition costs in a timely manner, then Carmel’s obligation to construct the road extensions will become an obligation to provide a fixed payment to cover the cost to build the
roads at a future date.
 
The City will take title to Mosely and Singleton Avenues from the Navy as part of the homeless accommodation. Pursuant to the terms of the proposed MOU, the City will maintain the existing curb-to-
curb width of Mosely and Singleton and grant to Carmel an easement to use and maintain private improvements on City property behind the sidewalk. The City may extinguish the easements and widen
Singleton and/or Mosely as long the street widening will not result in the loss of resident parking and maintain a buffer between the units and the street improvements. In exchange, Carmel will grant an
easement or fee title for a portion of Singleton that is owned by Carmel, so that the full length of Singleton can become a public road (footnote 2 on Exhibit 2). 
 
Carmel will construct ADA ramps as necessary on Mosely and Singleton and upgrade the street lights on Moseley and Singleton to meet public safety standards (American National Standards Institute/
Illuminating Engineering Society Roadway Lighting RP-8-14). Monterey Circle, Annapolis Circle, and Lakehurst Circle will be private roads maintained by Carmel and AHA respectively. Internal private
roads will be upgraded with street lights and ADA ramps as described above.

 
2.                     Waste Water
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The waste water (sewer) system serving the property must be rehabilitated and improved to meet current clean water and Building Code standards and provide for up to 435 units envisioned in the
amended Community Reuse Plan.  Pursuant to the draft terms of the MOU, Carmel will upgrade the existing waste water system to support up to 435 units at North Housing, including the pump station,
the main connecting the pump station to the city’s public main, the City’s main and East Bay Municipal Utility District (EBMUD) line. 

 
3.                     Potable Water and Fire Suppression

 
The current water system that is shared by all of the properties needs to be replaced to meet EBMUD and current Building Code standards. 
 
Pursuant to the terms of the MOU, Carmel will construct a new water service (domestic and fire) to support 435 units at North Housing.   Carmel will provide fire suppression water flow to AHA/Habitat
for Humanity parcel hydrants until such time that AHA/Habitat for Humanity removes buildings.  

 
4.                     Electrical Service

 
New underground electrical service will be provided consistent with Alameda Municipal Power’s requirements to serve up to 435 units.

 
5.                     Storm Water

 
The storm water system that serves the North Housing site also serves the College of Alameda, the 300 units of Coast Guard Housing south of Singleton, and the City’s Estuary Park north of Mosely. 
The system is dependent on gravity flow to the Oakland Estuary.  The system does not include any pump stations to assist the gravity flow to the Bay.    Within the area, the Carmel property and the
area north of Estuary Park are the lowest lying areas.  These areas do experience flooding during periods of heavy rain and high tides.   
 
Pursuant to the draft MOU terms, Carmel will fund immediate improvements to the substandard system: 1) Carmel will clean out the existing private storm drain system of sediments, which will increase
the capacity of the system to hold water during periods of high tides, and 2) Carmel will fund construction of a flap gate to mitigate future tidal flow into the system, which will eliminate high tide flooding
and reduce flooding during major storms up to $350,000 (final dollar amount to be confirmed by Public Works bid).  
 
To address the larger system deficiencies, if, in the future, the City establishes a Community Faculties District (CFD) to fund and construct the necessary improvements, Carmel agrees to support
formation of such CFD, including voting for the District and paying its fair share assessment based on its property acreage.

 
Conclusion and Recommendation
 
The terms of the MOU identify Carmel’s backbone infrastructure obligations consistent with the amended Community Reuse Plan goals and provide for future infrastructure improvements that will serve a
minimum of 435 units.  Therefore, staff recommends that the City Council authorize the City Manager to negotiate and execute a MOU based on the terms outlined in the staff report and attached as Exhibit 3.
 
FINANCIAL IMPACT
 
The City Council has an adopted policy that the redevelopment of former military property must “pay for itself” or be revenue neutral to the City.  This policy of fiscal neutrality is also captured in the 2009
Community Reuse Plan.  To determine whether or not the proposed project of adaptively reusing the existing residential units would be fiscally neutral, Carmel retained Economic and Planning Systems, Inc.
(EPS) to prepare a Fiscal Impact Analysis of the project.  That analysis is attached as Exhibit 4.  The Analysis concludes that the project as proposed is fiscally positive for the City’s General Fund, annually
generating approximately $100,000 more that would be required to provide City services to the project residents.  Annual revenues are projected to be $337,000 and annual expenses are projected to be
$230,000.  More than one-half of the revenue generated would come from property taxes.  One-time revenue to the City would be $1.3 million from property transfer tax (reflects two sales, one before
construction and one at buildout).  Therefore, the project as proposed would have a positive financial impact on the City’s General Fund.
 
In addition, the Carmel project will be subject to the City’s Development Impact Fee in effect at the time of building permit application, because the existing buildings have been vacant for more than two years.
 
MUNICIPAL CODE/POLICY DOCUMENT CROSS REFERENCE
 
As described above, the proposed Zoning amendments and MOU terms are consistent with the General Plan, Municipal Code requirements and policies, and the amended Reuse Plan.
 
ENVIRONMENTAL REVIEW
 
The proposed Zoning Amendments would not result in any new environmental impacts or more severe environmental impacts than those previously identified with the adoption of the Community Reuse Plan
Environmental Impact Report (EIR) 2009 Addendum, and the Housing Element 2012 EIR Addendum.
 
RECOMMENDATION
 
Introduce an Ordinance Amending the Alameda Municipal Code by Amending Section 30-4.23 “Multi-Family Residential Combining District,” Section 30-4.17C “G Special Government Combining District,” and
the Zoning Map to Ensure Consistency Between the City of Alameda Municipal Code, Zoning Map and the Naval Air Station (NAS) Alameda Community Reuse Plan for the North Housing Property Located on
Singleton Avenue on the Former Naval Air Station in Alameda in Order to Convey the Property to CP VI Admirals Cove, LLC, Habitat for Humanity, and the Alameda Housing Authority;  and Authorize the City
Manager to negotiate and execute a Memorandum of Understanding (MOU) with CP VI Admirals Cove, LLC for construction of infrastructure.
 
Respectfully submitted,
Debbie Potter, Community Development Director
 
By,
Andrew Thomas, Assistant Community Development Director
 
Financial Impact section reviewed,
Edwin Gatto, Acting Finance Director
 
Exhibits:
1.                     2009 Amended Community Reuse Plan
2.                     Map
3.                     Draft MOU Terms
4.                     Fiscal Impact Analysis


