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PLAN SUMMARY

The Onizuka Air Force Station Redevelopment Plan is an important milestone in City and

Air Force planning for the future reuse of the Onizuka Air Force St ation (AFS), which will
close no later than September 30, 2011 as a result of action by the Defense Base
Closure and Realignment Commission (BRAC).

The Onizuka AFS Local Redevelopment Authority (LRA) has gone through a
comprehensive planning process that has included:

¢ Application of provisions of the existing Sunnyvale General Plan and Moffett Park
Specific Plans;

e Formulation of a Citizens Advisory Co mmittee (CAC) that held public meetings to
formulate community reuse objectives and advise the LRA on reuse ;

e Extensive public involvement efforts utilizing multiple LRA initiatives for community
outreach;

e Consideration of Veterans A f-foded rtranSfer (ol A) app
approximately four (4) acres and evaluation of the VA transfer impacts upon the
feas ibility of reuse options for the remainder parcels;

e Evaluation of homeless service pr ovi dersd Notices of fourterest
(4.6) acres, approval of the NOIs, and negotiation of a proposed Legally Binding
Agreement with the  homeless service p roviders;

e Evaluation by an expert consultant team of existing site conditions, potential
traffic impacts, and the market potential and development feasibility of multiple
reuse options for the development of the Onizuka A FS Redevelopment Plan
which was ado pted by the LRA in 2008;

¢ Evaluated the feasibility of the preferred Auto Retail Center land use in 2010 ;

e Reviewed and commented on the Environmental Assessment for the closure o f
the Onizuka A FS

e Participated in the Section 106 Process as required by the N ational Historic
Preservation Act, consulting with the Air Force, Veterans Administration, State
Historic Preservation Office (SHPO) ;

e LRA review of feasibility results, public comments and determination of the
infeasibility of the auto retail center concep t in August and October 2010 ;



o LRA review of the land use alt ernatives for public benefit conveyances (PBC)
and other uses in February and March 2011;

e LRAdirection to amend the 2008 Onizuka AFSRedevelopment Plan ; and

e LRAreview of amendments to Redevelo pment Plan, Legally Binding Agreement
and Homeless Assistance Submission and NOI from th e Foothill-De Anza
Community College District

Reuse options that were considered by the LRA in 2008, based on recommendations by
the CAC, include a variety of potenti al office including those at VA -style densities,
mixed -use conference hotel and office, homeless housing and auto retailing
development. However, in March 2011, the LRA initiated the amendment of the
Redevelopment Plan to accommodate the VA claim, homeless services claims,
emergency service, education and park (alternative) uses for the surplus areas of the

site, based on information and comments received in fall 2010 and spring 2011.

The evaluation of the siteds exi steatemgnedthatfal ast r uct
existing improvements are economically obsolete and would need to be demolished

for redevelopment of the site. There are adequate existing utility and infrastructure

adjacent to the site, and the costs to reconfigure and enhance these sy stems, deal

with geotechnical issues, and address environmental remediation appears to be

comparable to that of other Silicon Valley sites that have been successfully

redeveloped.

The LRA seeks to retain certain key historic elements on the site, potentia lly including
one or more satellite antenna as well as the Space Shuttle Challenger memorial, in
order to enhance future interpretive exhibits and activities that will commemorate the

history of the site.

The primary factors affecting the feasibility of v arious reuse options include:
e Current market conditions;

¢ Unusually high demolition costs for the unique and obsolete buildings covering
much of the site;

e The Moffett Park Specific Plands |l imit on the
percent Floor Area R atio; and



e Compatibility with the uses allowed with the Moffett Park Specific Plan

e Recent NOI from the FoothillZ2De Anza Comm unity College District.

After eliminating potential land uses and considering current site limitations , and which

reuse option woul d benefit the community , the LRA recommends education use and

emergency service uses asthe Ci t yés preferred reuse LRAWI ons fo
support a request for Public Benefit Conveyance for educational uses to be prepared

and submitted by FoothillZ2oe Anza Commu nity College District to the  Department of

Education. The City of Sunnyvale Department of Public Safety will submit a Public

Benefit Conveyance application for emergency service uses to the Federa | Emergency

Management Agency. In addition, th e LRA will support the two homeless housing

claims at the site.

The amended Redevelopment Plan , Homeless Assistance Submission and Legally

Binding Agreement are subject to review and approval by the Department of Housing

and Urban Development (HUD). Once approved by HUD, the Redevelopment Plan and

potential conveyance will be subject to Air Force review and concurrence . Following

final approval by the Air Force, the City would proceed to elect one of tw o options

outlined in the Legally Binding Agreement  up on further discussion with the two homeless

housing providers: 1) implement the proposed homeless housing program on the

Onizuka AFSsite, or, 2)t r ansf er their claims to themct&itybds .
substantially equivalent housing program at th is off-site location.

The Onizuka AFS Local Redevelopment Authority wishes to express its thanks to the
dedicated staff of the Department of the Air Force, its Real Property Agency and its
Center for Environmental Excellence, the Department of Veteran Affairs, and especially
the Regional Office of the Office of Economic Adjustment for their financial and
technical assistance and support during the duration of this project
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1. PLAN GOALS AND OBJECTIVES

RoLE OoF THISPLAN IN THEBRAC PLANNING PROCESS

This Plan sets forth the recommendati ons Aof t he
Force Station (AFS) Local Redevelopment Authorit vy (LRA) to the U.S. Air Force for the

reuse of the Onizuka AFS at North Mathilda Avenue and California Highway 237 in

Sunnyvale, California (Onizuka). The site will close no later than September 30, 2011 as a

result of its inclusion in the 2005 list prepar ed by the Defense Base Closure and

Realignment Commission (BRAC).

The Onizuka AFSLRA, comprised of members of the Sunnyvale City Council, is the entity
recognized by the Department of Defense as responsible for preparation of the
redevelopment plan. This Plan, as set forth in the following sections , provides for the
reuse and redevelopment of real and personal property pursuant to the requirements

set forth in the Department of Defense Base Redevelopment and Realignment Manual
(BRRM, March 2006).

Concu rrent with submittal of the plan to the Air Force, the LRA will submit an application

to the U.S. Department of Housing and Urban Development (HUD) regardin g homeless
housing accommodation, as set forth in the Defense Base Closure and Realignment Act

of 1990, as amended (BRAC law). HUD will review the Redevelopment P lan, required
submittal materials and determine whether it is complete and in compliance, or if there

are deficiencies that must be addressed.

The Air Force will make final disposal decisions 0 n Onizuka AFSbased on the completed

National Environmental Policy Act (NEPA) analysis and associated documentation. The

disposal decisions identified in those documents are not contractual commitments and

they can be amended. The Air Force will also decid e on specific property conveyances

as outlined by the LRA in the plan. As the BRRM
deference to the redevelopment plan in preparing the record of decision or other

decision documents, it always retains ultimate respo nsibility and authority to make the

final property disposal decisions. ¢



The BRAC process does not affect t he Cityos CO
entittements as set forth in California planning law. This means that once the Air Force

has implemented it s property disposal decision(s) for Onizuka, the property recipient(s)

will be responsible for securing all necessary approvals from the City in the same

manner as any other property owner, including compliance with the California

Environmental Quality Act (CEQA). Compliance with CEQA would apply to any non -

federal use of the land.

SUNNYVALEGENERALPLAN AND MOFFETPARK SPECIFICPLAN

The Cityds 1997 Gener al Pl an as amended by the
anticipated the continued long -term operati on of the Onizuka AFSsite by the Air Force.

The Specific Plan provides more detailed implementation of the General Plan, and

provides Onizuka AFSwith a modest development density of no more than 35 percent

Floor Area Ratio (FAR), comparable to the histor ic low -density development pattern in

the Moffett Park area.

The Moffett Park Specific Plan excluded Onizuka AFS from the provisions that allow

ot her Mof fett Par k properties access to a oOdeve
development rights to allow hi  gher density development on targeted parcels. Future

development intensification or a change of use on the Onizuka AFS site was not

evaluated within the scope the Moffett Park Program (Specific Plan) Environmental

Impact Report (pursuant to CEQA) and would require subsequent environmental

analysis prior to permit approval involving any intensification or change of use.

The Gener al Pl ands economic devel opment dBSal s t he
redevel opment include o[ sust ai contnbgtds fisaal ssigpartong e c o r
for desired City services and provides a mix of |
O[ maintaining] and [ establishing] policies t hat
provides economic opportunities for all Sunnyvale residents w ithin  existing

environmental, social, fiscal and | and use constr

The Specific Plan sets forth 11 guiding principles for overall future development in the
Moffett Park area, of which the following five are relevant to this stage of the planning
proc ess:



e Guiding Principle 1.0: Positively influence the Sunnyvale business climate and
enhance economic vitality by providing comprehensive land use policies and
permitting processes that encourage development of additional needed Class
A office space to div  ersify the industrial base of Sunnyvale.

¢ Guiding Principle 2.0: Encourage and support emerging industries.

e Guiding Principle 3.0: Foster cooperative partnerships with businesses, property
owners, and the City of Sunnyvale.

e Guiding Principle 4.0: Provide opportunity for strategic retention and attraction of
business and private investment.

e Guiding Principle 5.0: Focus areas of higher intensity development in areas
adjacent to public transportation facilities.

Guiding Principle 11.0: Preserve Moffett Pa  rk for Industrial Uses into the future and
prevent erosion of its industrial base to non  -compatible uses.

The Specific Plan also contains details that shape the recommendations and
requirements of the Redevelopment Plan, including: land use; circulation and
transportation; infrastructure; the general environment; urban design; and
implementation and administration.

COMMUNITY REUSEOBJECTIVES

The section of the plan on public involvement describes the work of th e Citizens
Advisory Committee (CAC) establ ished by the LRA to advise it on the redevelopment of
Onizuka AFS.Early in its review, the CAC recommended to the LRA the following goals
forgui di ng del i berati onpefesedre@®@®i zuka AFSOSs

e Partner with the U.S. Department of Veterans Affairs (VA) to pursue disposition
and development options that facilitate VA goals to acquire and develop office
space on -site or at other more suitable locations, consistent with highest and
best use (see the plan section on federal agency requests for further
backgr ound).

e Seek devel opment options which maximize
highest fair market value.



e Seek disposition and development which will appropriately recognize the historic
role of the Onizuka AFSmission and achievements in space and in the C old War,
and its seminal impact on the Silicon Valley economy.

e Seek development options which leverage Federal participation in site
improvements to ensure the highest development standards, highest and best
use, fair market value, and public benefit.

e Seek Office of Economic Adjustment (OEA) predevelopment funding and select
planning, disposition and development options which resolve environmental and
development issues to accommodate preferred uses.

e Seek alternatives which create maximum employment and oth er direct benefits
for area residents.

e Seek disposition and development which creates a highly visible and widely
recognized Ol andmar k coliderdifeed with Suanyvale, wigh ard e si g n
important City entryway, with Onizuka AFS and/or Silicon Vall ey.

The LRA considered the potential tradeoffs among these goals as it formulated the
preferred reuse for the Redevelopment Plan in 2008. Upon further study, based on the
direction the LRA, it was determined that the 2008 preferred land use alternative wa S
financially infeasible due to changes in economic conditions that significantly affected
the auto industry. The decision of the VA to remain on the Onizuka AFS site also
reduced the available acreage and attractiveness of the site for an Auto Retail Cent er.
Additionally, the associated costs for redevelopment of the site for the Auto Retail
Center were substantial . While the Amended Redevelopment Plan proposes a
significantly different direction for the site, it still achieves the original goals of the C ~ AC.

LMITING CONDITIONS

This plands analysis of redevel opmenteviewofthent i al a
information made available to the LRA and its consultant team by the Air Force, along

with evaluation of information obtained from other sour ces. Because of national and

physical security considerations, the Air Force allowed the LRA and its consultant team

only restricted access to Onizuka, its buildings, and documentation on existing structures

and site improvements. This was augmented by dis  cussions with site staff on the

unclassified structure and site information that could be shared. Additional access was

permitted during the feasibility analysis of the Auto Retail Center use and subsequent



alternative use consideration such as the data ce nter concept. Consultants were

all owed inside various buildings including Buil di
was determined that reuse of the building was infeasible. In addition, the completed

Environmental Assessment and Finding of No Signif icant Impact, completed by the Air

Force, provided additional basis for decisions of the LRA.

This means that assumptions and findings regarding existing structure and site

improvement conditions, demolition costs, redevelopment costs, and other key fact ors
that shape this plan may change significantly once more information becomes

available. With the relocation of Air Force and contractor personnel from Onizuka AFS
to other sites, the Air Force should make all design, engineering, and as -built informatio n

on Onizuka AFS structures and sites available to the LRA, including such complex and
heavily modified structures as Building 1003 (o0BI
and successful implementation.



2. EXISTINGCONDITIONS

STELOCATION

The Onizuka AFSis an approximately 19.5 acre site located

in an area known as the

Moffett Business Park in the northern portion of the City of Sunnyvale. It is bordered by

Innovation Way to the west and the north, North Mathilda Avenue and the Santa Clara
rail

Valley Transportation

Aut horityds | ight

track

Moffett Park Drive and California Highway 237

to the south, as shown in Figure 2 -1.

t

Figure 2-1: Onizuka Regional Location and Site Context
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STECONDITIONS

There are total of 30 existing structures totaling approximately 612,000
located at the Onizuka A FS The most notable structures are the two
Headquarters/Administration building (Building 1002 with 50,000 square feet); the five
l evel 1969 O0Blue Cubedé Satellite Contquaselfeetst at i on
the 1985 and 1986 two -story Parking Structure s that ha ve been partially converted to

storage and ha ve had office space added on top (Building 10031 with 102,000 square

feet and Building 10032 with 99,000 square feet ) and three antenna dishes  (see Figure 2-

2: Onizuka Regional Building Locations) . The rest of the facilities consist of a variety of

support, facilities operations, = maintenance, and other smaller structures. Many of these
aresteelpre -f abri cated o0Butl type buildings.

square feet
-story 1964

ero



In 2008, the LRA retained a team of development consultants and civil and structural
engineers to evaluate the feasibility of reuse of the existing buildings during the
formation of the original Redevelopment Plan. The consultant team found that all of the
existing structures are to varying degrees functionally obsolete; need considerable
seismic reinforcement; do not comply with current planning and building codes and
disabled accessibility (ADA) requirements; and/or are uneconomic to rehabilitate. They

would not of fer, even if rehabilitated, the quality of space, standards of construction or
building configuration that Silicon Valley commercial space users demand.

Redevelopment of the site is expected to involve demolition of all existing structures

except for the retention of the VA-rehabilitated structures . The existing Challenger

memor i al wi | | be rel ocat ed hedembliiom of idalys612000ai med ar
square feet of existing buildings on Onizuka AFSis estimated to cost approximately $5

million. Of this demolition estimate, approximately $ 2 million is allocated just to Building

1003 (the o0Blue Cubedé) because of the wunique and
and its steel -walled security precautions.

Only the easternmost portion of Innovation Way , directly adjacent to Mathilda Avenue
up to the current security gate, is publicly owned. The remainder of Innovation Way is
owned by adjacent private property owners pursuant to their acquisition of property

from Lockheed Martin. This means that reuse of Onizuka AFSwill require obtaining new
rights of access on Innovation Way, either through a lease, dedication, easement, or
other agreement. The to -be -determined cost for future access on Innovation Way so
that Onizuka AFScan be redeveloped would need to be included in the determination
of fair market value.



Figure 2-2: Onizuka Building Locations

Challenger
Memorial

CULTURAIRESOURCES

The Onizuka AFS was initially established to serve as the command and control center

for the first reconnaissance satellite program, the Corona Program. It was developed by
the United Sates Air Force and the C entral Intelligence Agency, with assistance from
private contractors, such as Lockheed Missiles and Space Division. Shortly thereafter,

the National Reconnaissance Organization (NRO) was established to provide oversi ght
of the program.



The Corona Program provided the first satellite reconnaissance photographs of the
Soviet Union and China, among other countries. In addition, Corona satellites,
controlled from the installation, provided concrete evidence that the miss ile gap did
not exist. As new satellite technologies developed, the installation began to support
additional satellites, such as those whose purposes were communications, early missile
warning, meteorology, navigation, and nuclear detonation detection. The se satellite
programs also provided valuable data and support throughout the Cold War. Although

many satellite programs remain classified, the constant presence of the NRO at the
installation clearly illustrates the crucial role that it played in satellite reconnaissance
throughout the Cold War.

As noted above, many of the buildings may not be retrofitted for adaptive reuse and

redevelopment would result in the demolition of the existing structures. A historic
building inventory and evaluation was conduct ed in 2004 as part of the development
of the redevelopment plan to determine if the site qualified as a significant historic

resource. The inventory study found that the existing site  could not be deemed eligible
for the California Register of Historic Sit es and that it was not a historic resource for the
purposes of CEQA. However, b ased on the available information, the City determined
that the site may be potentially eligible as a local Heritage Resource and/or as a local
Heritage Resource District .

In 2009, the Air Force re -evaluated the site and buildings and conducted further
consultations with the State Historic Preservation O ffice (SHPO) and the City of
Sunnyvale. As a result of the re -evaluation, buildings 1001, 1002, 1003, 1004, 10031, and
10032 were recommended as National Register  -eligible as the U.S. Air Force Satellite
Test Center Historic District under the Criteria A (association with historic events) and
Criteria G (achieving significance within the past 50 years).

The proposed redevelopmen t of the site and transition of land from the Federal
Government to the LRA or private developer could result in the potential impact to a
historic resource. During the consultation with the Air Force, Veterans Administration

and SHPO, through the Section 106 process as required by the National Historic
Preservation Act, it was determined that the historic significance of the site resulted
from the missions and operations  conducted within the buildings rather than the
structures themselves . The discussion resulted in the following items to be preserved or
recorded:



e Relocation of the Challenger memorial to the Veterans Administration site at
Onizuka. Responsible Origination: Veterans Administration

¢ Interpretive display documenting the history of the Onizuka A FSwithin the lobby
of the Veterans Administration building at the site. Responsible Origination:
Veterans Administration , subject to review and approval by SHPO

e The completion of a  Historic American Buildings Survey (HABS) Level-ll Type
Documentation. Mat erials will assist in the completion of the interpretative
display. Responsible Origination: Air Force

e Completion of a lesson plan documenting the Air Force Station 8 sole in the Cold
War era. Responsible Origination: Air Force and to be provided to local school
districts by the City of Sunnyvale.

The Air Force, Veteran Administration and California SHPO ha ve all concurred with the
recommend ed documentation steps through a Memorandum of Understanding in
accordance with Section 106 of the National Historic Preservation Act and the BRAC
process . The lesson plan has been completed and provided to the City and the HABS
Level-ll Type Documentation has been completed . The Veterans Administration will
complete the remaining items  following acquisition of the subje ct site.

ENVIRONMENTALC ONDITIONS

The Air Force completed an Environmental Assessment (EA) as required by the National
Environmental Protection Act.  The EA studied the three alternatives  considered by the
adopted 2008 Onizuka AFSRede velopment Plan which  included an Automotive Retail
Center, Corporate Office, and a Hotel, Conference Center and Office Alternative. The
assessment found the proposed alternatives would not result in either short - or long -term
significant impacts. The resources analyzed in deta il were: socioeconomics, land
use/aesthetics, transportation, utilities, hazardous materials management, hazardous
waste management, Environmental Restoration Program (ERP) sites, storage tanks,
asbestos -containing material (ACM), lead  -based paint (LBP), geology and soils, water
resources, air quality, biological resources, cultural resources, and environmental justice.

The EA disclosed instances of the hazardous materials at the site including, Asbestos -
Containing Materials (ACM), Lead -Based Paint and a few hazardous materials spills at
the site. Exposure to ACM and Lead -Based Paint would be mitigated through standard
demolition requirements which manage containment during demolition. According to

10



the Air Force document, the noted spills have been cleaned and each incident has
been closed. Based on this and completion of the Final Environmental Assessment and
issuance of a Finding of No Significant Impact, the Air Force has determined that the

site is suitable for disposal and reuse. S upplemental soil samp ling and additional
environmental assessment may be warranted for either the higher education uses or
park use.

Any further remediation required at the site, resulting from the additional soil sampling,

would be covered under the Comprehensive Environme ntal Response, Compensation
and Liability Act of 1980 (CERCLA), which obligates the United States to conduct
remedial action necessitated by the discovery, after transfer, of hazardous substances

on the property. In addition, to CERCLA, there are several | aws that provide additional
protection for the City or other entity acquiring the site through the BRAC process. The
parties acquiring the site may choose to obtain environmental insurance to minimize
any exposure to legal liability.

LAND USE ANDZONING

The Onizuka AFS is located within the Moffett Park Specific Plan area and is currently
zoned Moffett Park Industrial. The current zoning for the site allows uses such as office,
higher education, hotel, public safety facilities , emergency services and par ks/open
space. Adjacent parcels are  zoned either Moffett Park Industrial , Moffett Park Transit
Oriented , or Moffett Park Commercial . Both zoning designations allow similar uses. The
subject site is limited to a FAR of 35 percent , which would allow up to ap  proximately
280,000 square feet of floor area to the entire site.

ON- AND OFFSTEINFRASTRUCTURE

As a relatively small site located within a large business park with extensive private
commercial development, Onizuka AFSis well served by a combination o  f private and
municipal utilities and infrastructure all adjacent to the property boundary. The Onizuka
AFSsite utility infrastructure is well -suited for all uses and development densities that are
consistent with the Specific Plan.  There are no extraordi nary off -site utility infrastructure
costs anticipated, however ; there will be costs to reconfigure utilities that are typical of
redevelopment projects of the same scale as Onizuka AFS reuse. Typical sewer
connection and other development impact fees woul d be paid. Expenses for

11



minimizing storm water discharge are expected to be comparable to other large

developments in the area. Division of the site into multiple
approved federal agency to federal agency transfer will necessita te added cost to

create separate utility systems. Additional improvements required as part of

redevelopment of the site would be addressed in the environmental review specific to

the project and may include Traffic Impact Fees and associated mitigation cos ts for

other project related infrastructure improvements.
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3. FEDERAL AGENCY HOMELESS SERVICE PRIDERREQUESTS

REQUESTS FORNIZUKA AFSPROPERTYPOTENTIALLRAINVOLVEMENT

This section of the plan describes the requests for Onizuka AFSproperty that have  been
received in response to the two outreach processes required for all closing military
bases: one for federal agencies that resulted in a request from VA; and the other for

local agencies that resulted in Notices of Interest (NOI) from two local homele ss service
providers (Providers). Following the a pproved 2008 Redevelopment Plan, the LRA
completed an additional feasibility study to further assess the feasibility of the preferred
Auto Retail Center concept. The study indicated that it would be feasible ; however
redevelopment lacked the support needed from local auto dealers . On March 1, 2011,
the LRA was considering alternative land uses moving forward and was informed of
interest in the site from Foothill 2De Anza Community College District (District) . At the
March 1, 2011 meeting , the LRA moved to amend the Redevelopment Plan to focus on

a higher education use  or park use for the remaining area. The District submitted a Draft
NOI May 11, 2011 and the Final NOI on September 1, 2011 . These requests are shown in
Figure 3-1 on the following page.

VETERANAFFAIRS

The VA submitted, and the Air Force approved, a request for Onizuka AFS property

pursuant to the federal excess property disposition outreach proces s that offers excess
property to other federal agencies. The VAO3ds requ

foot office building built in 1964; Building 1018, a 2,200 square foot commercial building

built in 1978; and Building 1034, a 4,205 square foot  storage building built in 1981. The VA
has requested an approximate 4.413 acre site th at includes these buildings;  sufficient
surface parking and a required security buffer around the buildings (see Figure 3 -1). The
requested 4.413 acres has increased fro m the 2.4 acres in the previously approved
Redevelopment Plan . The opportunity for a larger VA site became available when one

of the Providers relocated its claim to the southern portion of the site. The City also
indicated an interest in a portion of the previous homeless housing claim to expand
existing Fire Station #5, located immediately to the north of the Onizuka AFSsite.
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Figure 3-1: Onizuka Land Area Claims
















































































































