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Wellands Delineation MCAS Tllslin 

Tustin Marine Corps Air Station 
Wetland Observations 

0.5 a 0.5 Kilometers 

1,4,5,6,7,10 - Upland drainage ditches, connected to Peters Canyon Channel, supporting 
hydric vegetation, soils and hydrology, non-jurisdictional (approx 4.5 acres) 

2,3,8 - Isolated seasonal pools, non-jurisdictional 

9 - Unvegetated irrigation and drainage ditches, non-jurisdictional 

11 - Possible prior converted cropland, non-jurisditctional. 
Rock-lined ditch is Waters of the U.S. 

12 - Vegetated agricultural ditch, jurisdictional wetland (NRCS). 

13 - Rock-lined channel, Waters of the U.S., with wetland elements if not maintained. 

14 - Concrete-lined drainage ditch, Waters of the U.S. May convert to wetland 
if not maintained. 

15 - Mowed drainaae ditch without hydric v~etation, Waters of the U.S. 
Map 7. Wetland sampling points, other Observatioll poillts, atidjurisdictiollal Slaws. 
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Wetlands Delineation MCAS Tustin 

IsoIoted Seasonal Pools (Sues 2, 3, 8) 

Poorly drained and sometimes compacted soils around MCAS will hold surface water for some time after rains. 
Specific durations of ponding are unknown. These sites are all highly disturbed, both by prior agriculturaJ pro­
duction and by current vehicle traffic and blading. All of them were historically drained to lower the water table 
so that crops could be supported. The vegetation is primarily exotic annual forbs, with some natives. Mottling 
sometimes occurs in the soil A horizon, but this is typical of the soil prOfile due to a high water table prior to 
construction of tile drains and ditches. While the vegetation, hydrology and soils meet the three-parameter wet­
land defmition, these are small pools that support surface water for relatively short duration (judging by their 
small size and shallow depth, isolated from wetlands that support migratory birds, and contain no plants that 
could be considered a vernal pool "indicator" species. Therefore, they are excluded from jurisdictional status. 

Vegetated Upland Drainage Ditches, Connected to Peters Canyon Channel (Sites 1, 4, 5, 6, 7, 10) 

MCAS contains long drainage ditches on its periphery and internal areas. They drain into Peters Canyon Chan­
nel, which is a streambed that has been straightened and confined for flood control purposes. This streambed 
meets the crjteria for Waters of the U.S., and vegetated portions are jurisdictional wetlands (TIerra Madre Con­
sultants, Inc. 1994). These upland drainage ditches meet the three-parameter criteria for a wetland in all cases 
observed. While they were constructed in upland areas (previous to passage of the Clean Water Act), and 
upland drainage ditches are specifically excluded from Section 404 jurisdiction, the Los Angeles District of 
USACOE interprets this exclusion to apply only to drainage ditches that are actively maintained (Y. White, 
USACOE, pers. comm., field visit on June 9, 1999 and subsequent e-mail). 

Un vegetated Agricultural Drainage Ditches (Sue 9) 

The ditches associated with agricultural fields for drainage or tail-water recovery are regularly maintained and 
cleared of vegetation. They are specifically excluded from Section 404 jurisdiction. , 
Possible Prior Converted Cropland (Sue 11) 

~j 

The only area on the property that may have previously been a wetland is on the northeast comer of the prop­
erty. The channel that crosses the property here is called the Santa Ana-Santa Fe Channel, draining into the 
Peters Canyon Channel shortly after it enters onto MCAS property. This channel provides drainage and flood 
control to the entire watershed area above it (now mostly urbanized), overflowing onto the agriculturaJ fields in 
extreme flood years (Osumi, pers. comm.). It was drag-lined and rock-jettied by the County of Orange about 
three years ago, so supports little vegetation (Osumi, pers. comm.). Orange County owns the right-of-way for 
the channel. While this area ofMCAS property is not mapped with hydric soils (See Map 2), it may actually 
have contained them based on the 1928 and 1938 aerial photos, in which a drainage is evident However, the 
area would not qualify as a wetland due to its definition as "prior converted cropland." In 1993, the USACOE 
issued a fmal regulation excluding "prior converted cropland" from Section 404 jurisdiction (58 CFR 45008). 
Such land is generally defmed, consistent with NRCS' "Swampbuster" program under the Food Security Act, 
as wetlands that before December 23, 1985 were cropped and manipulated to remove excess water such that 
inundation lasts no more than 14 consecutive days during the growing season (Cylinder et al. 1995). These 
prior converted croplands essentially no longer exhibit wetland characteristics due to draining. The Santa Ana­
Santa Fe Channel is considered Waters of the U.S. 

VegetatedAgriculturalDrainage Ditches (Site 12) 

Site 12 on Map 7 is a vegetated agricultural drainage ditch. With cropland on both sides, this is the only wetland 
on the property that falls under the jurisdiction of the San Jacinto Office of the NRCS. It meets the three-param­
eter criteria for a wetland. 
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Wetlands Delineation MCASTustin 

Rock-lined or Concrete Channels (Site 13) 

Peters Canyon, Santa Ana-Santa Fe, and the channel along the southwest perimeter are all Waters of the U.S., 
but may include wetland elements as vegetation becomes established between scheduled maintenance activi­
ties. 

Concrete-lined Ditches (Site 14) 

Sites labeled 14 on Map 7 are concrete-lined ditches that are considered Waters of the U.S. because they support 
mostly upland vegetation.lfleft unmaintained they may convert to wetlands. 

Mowed Ditches (Site 15) 

Sites labeled 15 on Map 7 are mowed drainage ditches that are considered Waters of the U.S. They may also 
convert to wetlands if left unmaintained. 

The results of this field survey are preliminary and will require verification by USACOE or NRCS for questions 
on site-specific impacts. Policies in these "gray" areas of wetland regulation can vary from county to county, 
and the rules for interpretation vary slightly between USACOE and NRCS. Any manipulation of the Wetlands 
or Waters of the U.S. requires a USACOE Section 404 permit. Representative areas of wetlands that occur on 
the Station are covered, but not all drainages were walked. Sufficient information is laid out so that if impacts to 
wetlands need to be addressed, these may be recognized in the field by their plant community, then checked to 
confirm jurisdictional status. 

Table 4 is a summary of Wetland and Waters of the U.S. acreages on the Station based on aerial photos. In the 
aerial photos, portions of Peters Canyon and other channels support wetland vegetation, but these have since 
been cleared. 

Table 4. Wetlands and Waters of the U.S. acreage summary for MCAS Tustin, based on aerial photo interpretation. 

Description Acres 

Peters Canyon Channel 
. 

WeUands 3.41 
.. 

Waters 01 the U.S. 16.3 

All other ditches and channels 

Wetlands 3.6 

Waters 01 the U.S. 15.4 

Totals 

Weuands 7 

Waters 01 the U.S. 31.7 

I Wetland (vegetated) portions visible in aerial photos have since been cleared. 
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Wetlands DelineaJion MCAS T uszin 
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ROUTINE WETLAND DETERMINATION 
(1987 USACOE Wetlands Delineation Manual) 

ProjectJSite: Adjacent to south blimp hangar Date: February 2, 1999 

ApplicantlOwner: MCAS Tustin / Southwest Division County: Orange 

Investigator: Uz Kellogg State: CA 

Do Normal Circumstances exist OD the site? Yes.,K No_ Community ID: emergent 
herbaceous perennials 

Is the site significantly disturbed (Atypical Situation)?" Yes_ No..K Transect ID: walking 

Is the area a potential Problem Area? Yes_ No..K. Plot ID: 1 

*Anificial drainage did nol require ACOE authorization, 
nor does routine ditch nuzintenmu:e. 

VEGETATION 

Dominant Plant Species Stratum Indicator Dominant Plant Species Stratum Indicator 

1. Typha latifo/ia (90 %) HIS OBL 9. 

2. Gynodon dac:tylon H FAG 10. 

3. Carexsp. H FAGW+ 11. 

4. Baccharis salicifO/ia S FAC 12. 

5. Tamarix ramossissima S FAG 13. 

6. 14. 

7. 15. 

8. 16. 

Percent of Dominant Species that are OBL, FACW, or FAC (excluding FAC-): More than 50 % of the dominant 
vegetation is at least FAG 

Remarks: 

HYDROLOGY 

_Recorded Data (Describe in Remarks): Wetland Hydrology Indicators: 
_Stream, Lake, or TIde Gauge Primary Indicators: 
..K.Aer:ial Photographs ..K.lnundated 
_Other ..K.Saturated in Upper 12 Inches 

_No Recorded Data Available _Water Marks 
_Drift Lines 

Field Observations: 
_Sediment Deposits 
_Drainage Patterns in Wetlands 

Depth of Surface Water: 3 (in.) 

Depth to Free Water in Pit: (in.) 
Secondary Indicators (2 or more required): 

_Oxidized Root Channels in Upper 12 in. 
Depth to Saturated Soil: (in.) _Water-Stained Leaves 

--Local Soil Survey Data 
_FAC-Neutral Test 
_Other (Explain in Remarks) 

Remarks: Drai1Ulge ditch appears to secondary dilch lhat connects to Peters Canyon Channel that sup pons migratory 
birds. 



SOILS 

Map Unit Name Drainage Class: 
(Series and Phase): Silty clay loam, drained 

Field Observations 
Taxonomy (Subgroup): f-1,m,t, Aquic Haploxeroll Confirm Mapped Type? Yes..K No_ 

Profile Description 

Deptb Matrix Color Mottle Colors Mottle Texture, Concretions, 
(inches) Horizon (Munsell Moist) (Munsell Moist) Abundance/Contrast Structure, etc. 

Hydric Soil Indicators: 

_Histosol _Concretions 
_Histic Epipedon _High Organic Content in Surface Layer in Sandy Soils 
_Sulfidic Odor _Organic Streaking in Sandy Soils 
..x.Aquic Moisture Regime _Listed on Local Hydric Soils List 
_Reducing Conditions _Listed on National Hydric Soils List 
_Gleyed or Low-Chroma Colors _Other (Explain in Remarks) 

Remarks: Botttom of ditch inundated. Not on hydric soils list. 

WETLAND DETERMINA TION 

Hydrophytic Vegetation Present? Yes..x. No_ 
Wetland Hydrology Present? Yes..x. No_ Is this Sampling Point Within a 
Hydric Soils Present? Yes..x. No_ Wetland? Yes..K No_ 

Remarks: Drainage appears connected to Peters Conyon Chtznnel via a secondary ditch. Peters Canyon Channel is the 
channelized streambed to the east that supports migratory birds. Ditch was excavated in uplands with a high water table 
prior to Clean Water Act. The vegetaJion is curremly most likely sustained Uy both overland and urban runoff 
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ROUTINE WETLAND DETERMINATION 
(1987 USACOE Wetlands Delineation Manual) 

Project/Site: ·Seasonal wetland" by Anny Reserve building Date: February 2, 1999 

Applicant/Owner: MCAS Tustin / Southwest Division County: Orange 

Investigator: Uz Kellogg State: CA 

Do Normal Circumstances exist on the site? Yes.K No_ Community ID: emergent 
herbaceous annual 

Is the site significantly disturbed (Atypical Situation)?* Yes_ No...K Transect ID: walking 

Is the area a potential Problem Area? Yes_ NoX PlotID: 2 

*Problem area because of seasonal drying. 

VEGETATION 

Dominant Plant Species Stratum Indicator Dominant Plant Species Stratum Indicator 

1. Lolium multif/orum (95 %) H ·FACW 9. 

2. Lactuca serriola H FAC 10. 

3. 11. 

4. 12. 

5. 13. 

6. 14. 

7. 15. 

8. 16. 

Percent of Dominant Species that are OBL, FACW, or FAC (excluding FAC-): 100% 

Remarks: 

HYDROLOGY 

_Recorded Data (Describe in Remarks): Wetland Hydrology Indicators: 
_Stream, Lake, Or TIde Gauge Primary Indicators: 
.KAerial Photographs Xinundated 
_Other _Saturated in Upper 12 Inches 

_No Recorded Data Available _Water Marks 
_Drift Lines 

Field Observations: 
_Sediment Deposits 
_Drainage Patterns in Wetlands 

Depth of Surface Water: 0-3 (in.) 

Depth to Free Water in Pit: (in.) 
Secondary Indicators (2 or more required): 

_Oxidized Root Channels in Upper 12 in. 
Depth to Saturated Soil: (in.) _Water-Stained Leaves 

_Local Soil Survey Data 
_FAC-NeutraJ Test 
_Other {Explain in Remarks) 

Remarks: 
Tire ruts and compaction result in poorly drained "puddle .• Drainage is unconnected hydrologically. 

. 
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SOILS 

Map Unit Name Drainage Class: 
(Series and Phase): 140 Chino silty clay loam 

Field Observations 
Taxonomy (Subgroup): (-1,m,t, Aquic Haploxeroll Confll'1D Mapped Type? Yes.K No_ 

Profile Description 

Depth Matrix Color Mottle Colors Mottle Texture, Concretions, 
~'. (inches) Horizon (Munsell Moist) (MunseJl Moist) Abundance/Contrast Structure, etc. 

0-6 A 10YR313 none 

Hydric Soil Indicators: 

_Histosol _Concretions 
_Histic Epipedon _High OIganic Content in Surface Layer in Sandy Soils 
_Sulfidic Odor _ OIganic Streaking in Sandy Soils 
X-Aquic Moisture Regime _Listed on Local Hydric Soils List 
_Reducing Conditions _Listed on National Hydric Soils List 
_Gleyed or Low-Chroma Colors _Other (Explain in Remarks) 

, .... Remarks: Only rool channels .are oxidized. Soil nOllisled on hydric soils list. Allered drainage occurred prior 10 1928 aer-
ialpholos. 

-.' 

". 
WETLAND DETERMINATION 

Hydrophytic Vegetation Present? Yesll No_ 
Wetland Hydrology Present? Yesll No_ Is this Sampling Point Within a 
Hydric Soils Present? Yes_ Noll Wetland? Yes_ Noll 

Remarks: 

Soils are not hydric. 

. 
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ROUTINE WETLAND DETERMINATION 

(1987 USACOE Wetlands Delineation ManuaJ) 

ProjectJSite: ·Seasonal Wetland" near parking lot Date: February 2, 1999 

ApplicantlOwner: MCAS Tustin / Southwest Division County: Orange 

Investigator: Uz Kellogg State: CA 

Do Normal Circumstances exist on the site? YesK No_ Community ID: emergent 
herbaceous annual 

Is the site significantly disturbed (Atypical Situation)?* Yes_ No-K 'fiansect ID: walking 

Is the area a potential Problem Area? YesK No_ Plot ID: 3 

*ArtificiaI drainage did 1U)t require ACOE authorization, 
1U)r does routine ditch mainzenance. Problem area because of 
seasonal drying. 

VEGETATION 

Dominant Plant Species Stratum Indicator Dominant Plant Species Stratmn Indicator 

1. Kickxia eJatine H NI 9. 

2. Cotula coronopifolia H FAGW+ 10. 

3. Chenopodium sp. H FAG n. 
4. 12. 

5. 13. 

6. 14. 

7. IS. 

8. 16. 

Percent of Dominant Species that are OBL, FACW, or FAC (excluding FAC-): 100% 

Remarks: 

HYDROLOGY 

_Recorded Data (Describe in Remarlcs): Wetland Hydrology Indicators: 
_Stream. Lake. or Tide Gauge Primary Indicators: 
_Aerial Photographs Klnundated 
_Other _Saturated in Upper 12 Inches 

_No Recorded Data Available _Water Marks 
_Drift Lines 

Field Observations: 
_Sediment Deposits 
_Drainage Patterns in Wetlands 

Depth of Surface Water: 2 (in.) 

Depth to Free Water in Pit: (in.) 
Secondary Indicators (2 or more required): 

_Oxidized Root Channels in Upper 12 in. 
Depth to Saturated Soil: (in.) _Water-Stained Leaves 

_Local Soil Survey Data 
_FAC-Neutral Test 
_Other (Explain in Remarlcs) 

Remarks: ]solDted, highly disturbed, comJHlCUd depression with poor drainage. 



SOILS 

Map Unit Name Drainage Class: 
(Series and Phase): 140 Chino silty clay loam 

Field Observations 
Taxonomy (Subgroup): f-1.m.t. Aquic Haploxeroll Confirm Mapped Type? Yes-K No_ 

Profile Description 

Depth Matrix Color Mottle Colors Motlle Texture, Concretions, 
(inches) Horiwn (Munsell Moist) (Munsell Moist) Abundance/Contrast Structure, etc. 

0-8 A 10YRl2 5YRl5 few, strong 

Hydric Soil Indicators: 

_Histosol _Concretions 
_Histic Epipedon _High Organic Content in Surface Layer in Sandy Soils 
_Sulfidic Odor _Organic Streaking in Sandy Soils 
-KAquic Moisture Regime _Listed on Local Hydric Soils List 
_Reducing Conditions _Listed on National Hydric Soils List 
_Gleyed or Low-Chroma Colors _Other (Explain in Remarks) 

Remarks: Drai1l/lge altered. pre-dating 1928 aerial PhoIOS. due to high water lable. 

WETLAND DETERMINATION 

Hydrophytic Vegetation Present? Yes-K No_ 
Wetland Hydrology Present? Yes-K No_ Is this Sampling Point Within a 
Hydric Soils Present? Yes-K No_ Wetland? Yes_ NoX 

Remarks: 

Isolated seasonal ponding with wetland indicator species and hydric indicators in soil. but no vemal pool "indica-
tor' species. 
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ROUTINE WETLAND DETERMINATION 
(1987 USACOE Wetlands Delineation Manual) 

ProjectlSite: south branch San Joaquin Channel Date: February 2, 1999 

Applicant/Owner: MCAS Tustin / Southwest Division County: Orange 

Investigator: Uz Kellogg State: CA 

Do Normal Circumstances exist on the site? Yes.K. No_ Community ID, emergent 
herbaceous perennials 

Is the site significantly disturbed (Atypical Situation)?* Yes_ No1 TrallSect ID: walking 

Is the area a potential Problem Area? Yes_ NoX PlotID: 4 

*Artificial drainage ditch did not require ACOE authoriza-
tion, nor does routine ditch maintenance. 

VEGETATION 

Dominant Plant Species Stratmn Indicator Dominant Plant Species Stratmn Indicator 

1. Typha latifolia (90 %) HIS OBL 9. 

2. Baccharis salicifolia S FACW 10. 

3. 11 . 

4. 
. 

12. 

5. 13. 

6. 14. 

7. 15. 

8. 16. 

Percent of Dominant Species that are OBL, FACW, or FAC (excluding FAC-): 100% 

Remarks: Hydrophytic vegetation in channel bottom only. 

HYDROLOGY 

_Recorded Data (Describe in Remarks): Wetland Hydrology Indicators: 
_Stream, Lake, or TIde Gauge Primary Indicators: 
.K.Aerial Photographs .K.lnundated 
_Other .K.Saturated in Upper 12 Inches 

_No Recorded Data Available _Water Marks 
_Drift Lines 

Field Observations: 
_Sediment Deposits 
_Drainage Patterns in Wetlands 

Depth of Surface Water: 0 (in.) 

Depth to Free Water in Pit: (in.) 
Secondary Indicators (2 or more required): 

_Oxidized Root Channels in Upper 12 in. 
Depth to Saturated Soil: (in.) _Water-Stained Leaves 

_Local Soil Survey Data 
_FAC-Neutral Test 
_Other (Explain in Remarks) 

Remarks: Drainage channel connects to Peters Canyon Channel, a modified stream channel thot suppons migratory 
bird populations. 
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SOILS 

Map Unit Name Drainage Class: 

'.- (Series and Phase): 140 Chino silty clay loam 

Field Observations 
Taxonomy (Subgroup): f-1,m,t, Aquic Haploxeroll Confirm Mapped Type? YesX No_ 

f~: ' Prome Description 

Depth Matrix Color Mottle Colors Mottle Texture, Concretions, 
(inches) Horizon (Munsell Moist) (Munsell Moist) Abundance/Contrast Structure, etc. 

0-8 10YR312 none 

Hydric Soil Indicators: 

_Histosol _Concretions 
_Histic Epipedon _High Organic Content in Swface Layer in Sandy Soils 
_Sulfidic Odor _Organic Streaking in Sandy Soils 
XAquic Moisture Regime _Usted on Local Hydric Soils Ust 
XReducing Conditions _Usted on National Hydric Soils Ust 
_Gleyed or Low-Chroma Colors _Other {Explain in Remarks) 

Remarks: Not on hydric soils list. Soils may not have developed color descriptive of current regime because this is an ani-
ficially-cUl channel intended to lower the water table so the /and could be farmed. 

':." 

WETLAND DETERMINATION 

Hydrophytic Vegetation Present? YesX No_ 
Wetland Hydrology Present? YesX No_ Is this Sampling Point Within a 
Hydric Soils Present? YesX No_ Wetland? YesX No_ 

Remarks: 
Drainage is connected to Peters Canyon Channel which supports migratory birds. Ditch was excavated in 
uplands with a high water table prior to Clean Water Act. The vegetation is currently most likely sustained by both 
overland and urban runoff. 

-- - ~--- ------ ----------~-------,--------~ 
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ROUTINE WETLAND DETERMINA nON 
(1987 USACOE Wetlands Delineation Manual) 

Project/Site: San Joaquin channel Date: February 2, 1999 

ApplicantlOwner: MCAS Tustin / Southwest Division County: Orange 

Investigator: Liz Kellogg State: CA 

Do Normal Circumstances exist on the site? Yes.K No_ Community ID: emergent 
herbaceous perennials 

Is the site significantly disturbed (Atypical Situation)?* Yes_ No1 Transect ID: walking 

Is the area a potential Problem Area? Yes_ No.K Plot ID: 5 

*Anijicial drainage did not require ACOE authariullion, 
nor does routine ditch maintenance. 

VEGETATION 

Dominant Plant Species Stratum Indicator Dominant Plant Species Stratum Indicator 

I. Typha latifolia (>90 %) H OBL 9. 

2. Scirpussp_ H OBL 10_ 

3_ 11. 

4. 12. 

5. 13. 

6. 14. 

7_ 15_ 

8. 16_ 

Percent of Dominant Species that are OBL, FACW, or FAC (excluding FAC-): 100 % 

Remarks: 

HYDROLOGY 

_Recorded Data (Describe in Remarks): Wetland Hydrology Indicators: 
_Stream. Lake, or Tide Gauge Primary Indicators: 
.KAeriai Photographs .Klnundated 
_Other .KSatuIated in Upper 12 Inches 

_No Recorded Data Available _Water Marks 
_Drift Lines 

Field Observations: 
_Sediment Deposits 
_Drainage Patterns in Wetlands 

Depth of Surface Water: (in.) 

Depth to Free Water in Pit: (in.) 
Secondary Indicators (2 or more required): 

_Oxidized Root Channels in Upper 12 in_ 
Depth to Saturated Soil: (in.) _ Water~Stained Leaves 

_Local Soil Survey Data 
_FAC-Neutral Test 
_Other (Explain in Remarks) 

Remarks: Drainage channel connects to Peters Canyon Channel, a modified stream channel that suppons migratory 
bird populations. 



SOILS 

Map Unit Name Drainage Class: 
(Series and Phase): 140 Chino silty clay loam, drained 

Field Observations 
Taxonomy (Subgroup): f-1,m,t, Aquic Haploxeroll Confirm Mapped Type? Yes - NoX 

Profile Description 

Depth Matrix Color Mottle Colors Mottle Texture, Concretions, 
(inches) Horizon (Munsell Moist) (Munsell Moist) AbundancrlContrast Structure, etc. 

0-8 A 10YR3I2 10YR3I1 few/large clay 

HydriC Soil Indicators: 

_Histosol _Concretions 
_Histic Epipedon _High Organic Content in Surface Layer in Sandy Soils 
_Sulfidic Odor _Organic Streaking in Sandy Soils 
XAquic Moisture Regime _Listed on Local Hydric Soils List 
XReducing Conditions _Listed on National Hydric Soils List 
_ Gleyed or Low-Chroma Colors _Other (Explain in Remarks) 

Remarks: Soil may be an inclusion oJType 183, Omni clay, poorly drained, or accumulaled clay deposils due 10 sedimenta-
lion. 

WETLAND DETERMINATION 
.' . 

Hydrophytic Vegetation Present? YesX No_ 
Wetland Hydrology Present? YesX No_ Is this Sampling Point Within a 
Hydric Soils Present? Yes.K No_ Wetland? YesX No_ 

Remarks: 

Drainage is connected to Peters Canyon Channel which supports migratory birds. Ditch was excavated in 
uplands with a high water table prior to Clean Water Act. The vegetation is currently most likely sustained by both 
over/and and urban runoff. 
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ROUTINE WETLAND DETERMINATION 
(1987 USACOE Wetlands Delineation Manual) 

Project/Site: San Joaquin Channel "ann& Date: February 2, 1999 

Applicant/Owner: MCAS Tustin / Southwest Division County: Orange 

Investigator: Uz Kellogg State: CA 

Do Normal Circumstances exist on the site? Yes.K. No_ Community ID: emergent 
herbaceous perennials 

Is the site significantly disturbed (Atypical Situation)?* Yes_ No...K Transect ID: walking 

Is the area a potential Problem Area? Yes_ No.K. Plot ID: 6 

*Anificial drainage did not require ACOE auzhoriztllion, 
nor does routine ditch maintenance. 

VEGETATION 

Dominant Plant Species Stratum Indicator Dominant Plant Species Stratum Indicator 

I. Washingtonia filitera T FACW 9. 

2. Salix goodinggii T FACW 10. 

3. Typha latifolia H OBL 11. 

4. Baccharis salicifolia S FACW 12. 

5. 13. 

6. 14. 

7. 15. 

8. 16. 

Percent of Dominant Species that are OBL, FACW, or FAC (excluding FAC-): 100% 

Remarks: 

HYDROLOGY 

_Recorded Data (Describe in Remarks): Wetland Hydrology Indicators: 
_Stream, Lake, or TIde Gauge Primary Indicators: 
_Aerial Photographs _Inundated 
_Other _Saturated in Upper 12 Inches 

_No Recorded Data Available .K.Water Marks 
_Drift Lines 

Field Observations: 
_Sediment Deposits 
.K...Drainage Patterns in Wetlands 

Depth of Surface Water: (in.) 

Depth to Free Water in Pit: (in.) 
Secondary Indicators (2 or more required): 

_Oxidized Root Channels in Upper 12 in. 
Depth to Saturated Soil: (in.) _Water-Stained Leaves 

_Local Soil Survey Data 
_FAC-Neutral Test 
_Other (Explain in Remarks) 

Remarks: Drainage channel connects to Peters Canyon Channel, a modified stream channel that supports migratory 
bird populations. 
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SOILS 

Map Unit Name Drainage Class: hello 
(Series and Phase): 140 Chino silty clay loam, drained 

Field Observations 
Taxonomy (Subgroup): '-1,m,t, Aquic Haploxeroll Confmn Mapped 1Jpe? Yes.x. No_ 

Prome Description 

Depth Matrix Color Mottle Colors MoUle Texture, Concretions, 
(inches) Horizon (Munsell Moist) (MUDSeII Moist) Abundance/Contrast Structure, etc. 

0-3' A 10YR312 

3-10 B 2.SY1 

Hydric Soil Indicators: 

_Histosol _Concretions 
_Histic Epipedon _High Organic Content in Surface Layer in Sandy Soils 
_Sulfidic Odor _Organic Streaking in Sandy Soils 
_Aquic Moisture Regime _Listed on Local Hydric Soils List 
_Reducing Conditions _Listed on National Hydric Soils List 
_Gleyed or Low-Chroma Colors _Other (Explain in Remarks) 

Remarks: Not on hydric soils list. Soils may IWt have developed color descriptive of current regime because this is an arti· 
ficiaily-cUl channel intended to lower the wt11er table so the land could befarmed. 

WETLAND DETERMINA TION 

Hydrophytic Vegetation Present? YesA No_ 
Wetland Hydrology Present? Yes.x. No_ Is this Sampling Point Within a 
Hydric Soils Present? YesA No_ Wetland? YesA No_ 

Remarks: 

Drainage is connected to Peters Canyon Channel which supports migratory birds. Ditch was excavated in 
uplands with a high water table prior to Clean Water Act. The vegetation is currently most likely sustained by both 
overland and urban runoff. 
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ROUTINE WETLAND DETERMINATION 
(1987 USACOE Wetlands Delineation Manual) 

ProjectJSite: San Joaquin Channel "ann" Date: February 2, 1999 

ApplicantJOwner: MCAS Tustin / Southwest Division County: Orange 

Investigator: Liz Kellogg State: CA 

Do Normal Cin:umstances exist on the site? YesX No_ Community ID: emergent 
herbaceous perennials 

Is the site significantly disturbed (Atypic:al Situation)?* Yes_ No...K Transect ID: walking 

Is the area a potential Problem Area? Yes_ NoX PlotID: 7 

*Anificial drainage did not require ACOE authorization, 
nor does routine ditch maintenance. 

VEGETATION 

Dominant Plant Species Stratum Indicator Dominant Plant Species Stratum Indicator 

1. Typha /atito/ia H OBL 9. 

2. 10. 

3. 11. 

4. 12. 

5. 13. 

6. 14. 

7. 15. 

8. 16. 

Percent oCDominant Species that are OBL, FACW, or FAC (excluding FAC-): 100% 

Remarks: 

HYDROLOGY 

_Recorded Data (Describe in Remarks): Wetland Hydrology Indicators: 
_Stream, Lake, or TIde Gauge Primary Indicators: 
XAerial Photographs _Inundated 
_Other _Saturated in Upper 12 Inches 

_No Recorded Data Available X Water Marks 
_Drift Lines 

Field Observations: 
_Sediment Deposits 
.K...Drainage Patterns in Wetlands 

Depth of Surface Water: (in.) 

Depth to Free Water in Pit: (in.) 
Secondary Indicators (2 or more required): 

_Oxidized Root Channels in Upper 12 in. 
Depth to Saturated Soil: (in.) _Water-Stained Leaves 

_Local Soil Survey Data 
_FAC-Neutral Test 
_Other (Explain in Remarks) 

Remarks: Drainage channel connects to Peters Canyon Channel, a modified stream channel that suppons migratory 
bird popullltions. 



SOILS 

Map Unit Name Drainage Class: hello 
(Series and Phase): 140 Chino silty clay loam, drained 

Field Observations 
Taxonomy (Subgroup): f-1,m,t, Aquic Haploxerol/ Confirm Mapped Type? Yes_ N01 

Pror.Je Description 

Depth Matrix Color Mottle Colors Mottle Texture, Concretions, 
(inches) Horizon (MunseU Moist) (Munsell Moist) Abundance/Contrast Structure, etc.. 

0-10 A 10YR3I2 10YR414 strong, few clay loam? 
Gley3l10B 

Hydric Soil Indicators: 

_Histosol _Concretions 
_Histic Epipedon _High Organic Content in Surface Layer in Sandy Soils 
_Sulfidic Odor _Organic Streaking in Sandy Soils 
X Aquic Moisture Regime _Listed on Local Hydric Soils List 
_Reducing Conditions _Listed on National Hydric Soils List 
.KGleyed or Low-Chroma Colors _Other (Explain in RemaIks) 

Remarks: Not on hydric soils list. Clay accumulation much higher than typical of soil type. 

WETLAND DETERMINA nON 

Hydrophytic Vegetation Present? Yes.x. No -
Wetland Hydrology Present? Yes.x. No_ Is this Sampling Point Within a 
Hydric Soils Present? Yes.x. No_ Wetland? Yes.x. No_ 

Remarks: 

Drainage is connected to Peters Canyon Channel which supports migratory birds. 
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Introduction 

MARINE CORPS AIR STATION, TUSTIN 

Summary Report on Focused Surveys for the 
Southwestern Pond Turtle (Clemmys mannoraJa palJida) 

This report summarizes the findings of a series of focused surveys for the Southwestern Pond 
Turtle (Clemmys mannorata pallida; SWPI) conducted by Tierra Madre Consultants, Inc. (TMC) 
on the Marine Corps Air Station (MCAS) in Tustin, Orange County, California (See Map 1). 
In addition to the field surveys, TMC also reviewed pertinent literature and contacted specialists 
and agency biologists for information regarding potential viable SWPT populations and localities 
located in the general vicinity of the project site. The focused surveys followed general biological 
assessments of the base. 

The City of Tustin is preparing an Environmental Impact Statement (EIS) I Environmental Impact 
., Report (EIR) for a reuse plan for MCAS Tustin. CottonlBelandl Associates, Inc. (CBA) prepared 

the Environmental AssessmentlInitial Study for the Specific PlanIReuse Plan and Base Disposal 
for MCAS, Tustin (June 1994) and procured the services ofTMC to perform biological studies 
for the EISIEIR. CBA and the City of Tustin requested the preparation of this document, which 
compiles the results of all TMC biological studies into one combined report on the pond turtle. 

In the baseline biological study, at least one SWPT was observed in a drainage ditch commonly 
referred to as the San Joaquin Channel. TMC concluded that under California Environmental 
Quality Act (CEQA) guidelines, impacts to the SWPT were significant and that appropriate 
mitigation should be required. Recommended mitigation measures included live trapping and 
relocation of individual turtle(s) to a suitable viable SWPT population located within the same 
watershed, preferably the closest in relation to the project site. 

Methods 

Literature reyjew 
In March 1993, TMC conducted a biological assessment of MCAS for CBA. The literature review 
included location records for protected species in the California Natural Diversity Data Base 
(CNDDB), and the Inventory of Rare and Endangered Vascular Plants of California (Smith and 
Berg 1988), as well as unpublished biological reports on nearby sites. We also reviewed the Soil 
Survey of Orange County andwestempart of Riverside County (WachtellI978). Additional work 
between 1993 and 1999 involved obtaining updated versions of these sources, including the 
California Native Plant Society's Inventory of Rare and Endangered Vascular Plants of California 
(Fourth edition; Skinner and Pavlik 1994) and the records through 1998 from the CNDDB. 

MCAS, Tustin: SWPr Report June 1999 =i= 
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Persons contacted 
TMC also contacted specialists working with the Southwestern pond turtle regarding the status of 
known localities and populations in Orange County. These contacts included Dr. Robert Fisher 
of San Diego State University and Mr. Robert Goodman with Cal State University Pomona. Betsy 
Bolster, Ray Ally, and Alex Vejar with the California Department of Fish and Game were 
contacted for information pertinent to the base reuse plan and potential mitigation measures for 
the SWPT. Art Homrighausen at LSA Associates, who removed pond turtles from the same 
drainage for a road improvement project, provided information on the disposition of those turtles. 

Mr. Leon Bucago, Environmental Services Officer for MCAS Tustin, was contacted during field 
visits in 1998 for information on his sightings of pond turtles in the San Joaquin channel. 

Fjeld surveys 
Field surveys were performed on 22 January 1993; 5, 8, 9, and 10 March 1993 by TMC 
biologists Michael A. Patten, Scott White, and Stephen J. Myers for the general biological . 
assessment. Field surveys for vernal pool obligate plant species and evidence of peregrine falcon 

. C"· nesting activity. were conducted on 28 April and 30 June 1993 by TMC biologists Scott White, 
John R. Easton, and Kent R. Beaman. Wetland and streambed studies were performed on 30 
March and 7 July 1994. On 9 September 1998 and again on 16 October 1998, the site was 
surveyed by TMC biologist Michael D. Wllcox and field assistant Rick L. Norton. All potentially 
suitable habitat along the San Joaquin Channel was visually inspected for turtles between 8:00 
a.m. and 4:00 p.m. These surveys totaled 11 days over a six year period. 

Preyjous reports 
The following biological reports have been prepared for the MCAS Tustin EIRlEIR: 

March 1993 - A general biological survey of the base. 

July 1993 - A focused study addressing a potential vernal pool site and the potential for nesting 
of the endangered peregrine falcon was prepared. 

July 1994 ~ A report delineating the wetlands, streambeds, and jurisdictional waters of the United 
States. 

March 1995 - A report on the biological impacts and mitigation for MCAS, Tustin. 

November 1998 - Letter to CBA describing the findings of the pond turtle studies and 
recommended mitigation measures. 

February 1999 -An updated letter report to CBA on the turtle surveys incorporating new 
information regarding potential mitigation locations. 

MCAS, Tustin: SWPT Report 
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April 1999 - Letter to CBA addressing specific questions from the Department of the Navy. 

Results 

The literature review identified several CNDDB records of the SWPT from the the vicinity of the 
project site. The Soil Conservation Service (1992) observed the SWPT on MCAS, Tustin. 
Additionally, LSA Associates captured and removed 26 SWPTs during the realignment of 
Jamboree Road project in 1991 (R. Fisher, Art Homrighausen, pers. com.). These turtles were 
placed in the care of Dr. Bayard Brattstom with Cal State University, Fullerton . 

During the March 1993 study, a turtle was observed by TMC biologists in the San Joaquin 
Channel, however, the identity of the turtle could not be conclusively determined. The follow-up 
survey in July 1993 detected one SWPT in the on-site portions of the San Joaquin Channel. One 
SWPT was observed on 9 September 1998 and at least one (possibly two) SWPT(s) was/were 
observed on 16 October 1998. These observations consisted of two separate sightings of average 

····sized(approximately 4 inches carapace length) adults. The first (9 September) was made on the 
earthen banks of a pool near a bridge crossing over the channel, while' the second (16 October) 
may have consisted of two individuals basking together on the muddy banks of a small pool 
located near the southern end of the on-site reach of the San Joaquin Channel. Both sightings 
were brief, with the turtles slipping into the water within a second after detection. 

Mr. Goodman and Mr. Fisher were involved in visual surveys conducted along the San Joaquin 
channel in the summer months of 1997. Two SWPTs were observed on-site during that study. 
Sightings of one or more turtles were also reported in 1998 by Mr. Leon Bucago, Environmental 
Services Officer for MCAS Tustin. 

The March 1995 report that identified biological impacts and mitigation recommended that the San 
Joaquin Channel be entirely avoided by the proposed project. Avoidance would require the 
building and maintenance of a fence to limit human disturbance to the area. If impacts could not 
be avoided, TMC recommended that the turtles be captured and relocated to a suitable mitigation 
site. 

This recommendation was researched further in 1998 and 1999. The final recommendation was 
that if the pond turtles were determined to be isolated from other populations and could not 
reproduce on the site, they should be captured and relocated. If the on-site SWPT(s) were 
determined to be part of a larger breeding population, then impacts to the habitat itself would need 
to be fully mitigated or avoided altogether. TMC concluded that although the SWPT has been 
reported to nest in agricultural fields, the MCAS site was unlikely to support a breeding 
population and therefore recommended the live trapping/relocation alternative . 

MCAS, Tustin: SWPT Report 
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Although they are at least 19 locations in Orange County currently containing relatively small 
numbers of approximately 6 to 36 SWPTs, these locations are not viable for the long-term survival 
of the turtle. All of these locations are increasingly threatened by encroaching development and 
other related factors (i.e., invasion of non-native species). None of these populations are expected 
to persist into foreseeable future. MCAS Tustin is included as one of these populations. 

Research into the availability of an off-site mitigation site to release the turtles after capture ended 
with no available mitigation/release sites identified. However, one potential mitigation site located 
in upper Shady Canyon within the Orange County Nature Preserve could support pond turtles with 
some restoration and habitat enhancement. This will require discussions and negotiation with The 
Irvine Company, owner of the site, and the California Department of Fish and Game. The CDFG 
representative is Alex Vejar from the San Diego office of CDFG. 

Conclusions 

The SWPTs should be removed from MCAS Tustin and relocated to an off-site location that is 
or-will be- sustainable and maintained in perpetuity. The location of a suitable off-site mitigation 
location suitable for SWPT habitation needs to be determined. Two potential sites exist that may 
be available for this and other SWPT mitigation occurring in the area. These include Upper 
Shady Canyon located in the Orange County Nature Preserve. This location will likely require 
some habitat enhancement/restoration in order to make it suitable for SWPT habitation. This land 
is currently owned by the Irvine Company who are attempting to transfer ownership to the City 
of Irvine. The other potential location is the San Joaquin Marsh, which is managed by the 
University of California, Irvine, the Irvine Ranch, and the Orange County Water District. The 
Irvine Company may also be seeking suitable mitigation areas for SWPTs on one or more of their 
projects and may be interested in combining efforts with the City of Tustin on this matter. 

The turtles removed from the former San Joaquin stream channel were marked and temporarily 
released into a pond (or two) in the arboretum at California State University at Fullerton. This 
location was/is not a mitigation site for these or any other turtles, but a temporary holding location 
until a suitable mitigation site can be attained. Cal State Fullerton would likely be interested in 
joining the City of Tustin's efforts to seek suitable mitigation bank(s) for all the turtles involved. 

The turtle mitigation for the Jamboree Boulevard project was instructive in another way. Visual 
surveys of the San Joaquin Channel prior to construction revealed two or three SWPTs. 
Subsequent trapping of the SWPTs was required and performed. In addition to trapping, all 
suitable habitat was also systematically inspected by hand, physically searching through the mud 
in search of turtles. A total of 26 SWPTs were trapped or otherwise captured during that project. 
A similar situation could occur with the proposed relocation of turtles from MCAS; i.e. a much 
larger number of turtles could be present. This would be of greater benefit to the ~lished 
population than the introduction of only one or two individuals. 
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MAP 1. MCAS Tustin: Southwestern Pond Turtle Observations. 
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Memorandum of Agreement 
Among the 

Department of the Navy, the 
California State Historic Preservation Officer, 

and the 
Advisory Council on Historic Preservation 

for the Disposal and Reuse of 
Marine Corps Air Station, Tustin, Orange County, California 

WHEREAS, the Department of the Navy (DoN), has determined that the disposal and reuse of 
Marine Corps Air Station Tustin (MCAS Tustin), pursuant to the Defense Base Closure and 
Realignment Act of 1990, will have an adverse effect upon Hangars 28 and 29 which were 
included on the National Register of Historic Places in 1975, and other elements that, when 
combined with Hangars 28 and 29, were determined eligible for inclusion in the National 
Register of Historic Places as part of a discontiguous historic district in 1996. The eligible 
elements include buildings 28A and 29A, mooring mats 1, 2, 3, 4, and 5, and the roads that 
connect these elements with Hangars 28 and 29. The district is depicted on Appendix A; and 

WHEREAS, no archeological sites or deposits remain at MCAS Tustin, as documented in 
several surveys; and 

WHEREAS, DoN received no expressions of interest from any of the approximately 100 Native 
American Tribes that were provided an opportunity to request excess federal property at MCAS 
Tustin in 1992 and 1993; and 

WHEREAS, DoN consulted with the California State Historic Preservation Officer (SHPO) and 
the Advisory Council on Historic Preservation (Council) pursuant to 36 CFR Part 800, 

-regulations implementing Section 106 of the National l:iistoric Preservation Act (Act); and 

WHEREAS, the City of Tustin, California (City), recognized by the Department of Defense as 
the local redevelopment authority (LRA) for MCAS Tustin, has developed a reuse plan for 
MCAS Tustin which may preserve Hangars 28 and 29 and buildings 28A and 29A, has 
partiCipated in the consultation, has been invited to be a signatory to this Memorandum of 
Agreement (MOA), and has agreed to assume certain responsibilities and obligations under this 
Memorandum of Agreement; and 

WHEREAS, the reuse plan for MCAS Tustin necessitates the demolition of the remainder of the 
historic district, which include mooring mats 1, 2, 3, 4, and 5, and the roads that connect these 
elements with Hangars 28 and 29; and 

WHEREAS, the County of Orange (County) proposes to reuse Hangar 28 and building 28A for 
recreation and ancillary entertainment, retail, and special event uses as part of a regional park 
for which a public benefit conveyance through the Department of Interior, National Park Service 
(NPS) is proposed, and has partiCipated in the consultation, has been invited to be a signatory 
to this MOA, and has agreed to assume certain responsibilities and obligations under this 
Memorandum of Agreement; and 

WHEREAS, the Department of Interior, National Park Service (NPS), acting as the federal 
agency sponsoring the proposed public benefit conveyance of Hangar 28 and building 28A to 
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the County of Orange pursuant to 40 U.S.C. 484(k) has been invited to be a signatory to this 
MOA; and 

WHEREAS, the California Preservation Foundation (CPF), Tustin Area Historical Society, Irvine 
Historical Society, Orange County Historical Society, and Heritage Orange County, Inc. were 
invited to participate in this consultation and have been kept informed of all consultation efforts 
for this MOA; 

NOW, THEREFORE, DoN, the SHPO, and the Council agree that the lease, disposal and reuse 
of MCAS Tustin shall be implemented in accordance with the following stipulations in order to 
take into account the effect of the undertaking on historic properties. 

STIPULATIONS 

In the event that disposal of MCAS Tustin is selected by the appropriate decisionmaker and 
memorialized in the appropriate National Environmental Policy Act (NEPA) document, DoN will 
ensure that the following measures are carried out: 

I. HANGARS 28 AND 29 AND HISTORIC DISTRICT 

A. Historic American Building Survey (HABS) 

The National Park Service (NPS) has advised DoN pursuant to Section 11 O(b) of the Act 
regarding the level of HABS recordation appropriate for Hangars 28 and 29 and the 
discontiguous historic district. DoN shall complete the recordation prior to conveyance of any 
property within the discontiguous historic district and shall ensure that copies of the recordation 
are made available to the SHPO, the City, and to any local or other archive facilities deSignated 
by the SHPO. 

B. Curation of Architectural Drawings, Photographs, and Archival Materials 

Within 90 days from execution of this MOA, DoN shall donate original or reproducible 
copies of plans and architectural drawings and other archival materials and records, as 
available, concerning the layout and the buildings and structures that made up the original Navy 
lighter-than-air blimp facility to a local curation facility that meets the requirements of 36 CFR 
part 79. The City or its designee will also be provided with copies of these materials. 

C. Other Measures 

With the exception of Hangars 28 and 29 and buildings 28A and 29A, which are 
addressed in Stipulation II, upon completion of the tasks described in LA and I.B above, no 
other measures will be required to mitigate adverse effects to the eligible discontiguous historic 
district. 
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II . BUILDINGS 28 AND 28A (HANGAR 28 COMPLEX) AND 
BUILDINGS 29 AND 29A (HANGAR 29 COMPLEX) 

NPS involvement under this MOA shall be with respect to the Hangar 28 Complex only. 
If the Hangar 28 Complex is not conveyed to the County of Orange by NPS, NPS shall have no 
further responsibilities or obligation under this MOA. 

As described in the LRA reuse plan for MCAS Tustin, preservation of the Hangar 28 
Complex is dependent upon its marketability for economically viable adaptive uses. The 
County, the most likely initial transferee of the Hangar 28 Complex, does not propose to expend 
general fund revenues for the preservation of the Hangar 28 Complex. The County seeks to 
have the 85 acres surrounding, and including, the Hangar 28 Complex, be used in a manner 
consistent with the land uses specified in the MCAS Tustin Specific PlanfReuse Plan and 
Errata, dtd October 1996, and dtd September 1998. For either a Federal Lands to Parks or 
Historic Monument program use, the County will seek to have part or the entire Hanger 28 
Complex adaptively used by the private sector through a concession agreement. 

As described in the LRA reuse plan for MCAS Tustin, preservation of the Hangar 29 
Complex is dependent upon an economically viable adaptive use being identified. The City does 
not propose to expend local tax dollars for the preservation of the Hangar 29 Complex. The City 
seeks to have the parcel that includes the Hangar 29 Complex and the surrounding parcels, all 
defined as the Community Core (Neighborhood D), developed by private developers in 
accordance with the land uses specified in the MCAS Tustin Specific PlanfReuse Plan and 
Errata, dtd October 1996, and dtd September 1998. 

A substantive effort must be made to determine whether there is an economically viable 
adaptive use of the Hangar 28 Complex and the Hangar 29 Complex. DoN, SHPO, and the 
Council agree that this shall be accomplished through a comprehensive marketing effort for 
each complex that is carried out in accordance with the guidelines contained in Appendix C. 

A. Marketing Efforts for Adaptive Use 

1. The City/County may initiate the comprehensive marketing effort for the 
complexes at any time after the NEPA Record of Decision. 

2. During the marketing period, the City/County and its designated representatives 
shall keep DoN, NPS, and SHPO apprised of the status of the marketing efforts 
and shall provide any written information requested by those agencies. 

3. Notwithstanding the provisions of Stipulation XIV, DoN, NPS, and SHPO shall be 
afforded 45 days from receipt of the report required pursuant to Appendix C to 
determine if the marketing effort has been in compliance with the terms of this 
MOA or other measures agreed upon by the City/County, DoN, NPS, and SHPO. 

4. If DoN, NPS and SHPO determine that the marketing effort has not complied with 
the terms of this MOA or other measures agreed upon by the City/County, DoN, 
NPS, and SHPO, DoN shall consolidate all comments and obtain agreement on 
a consolidated written determination. DoN shall forward this determination, 
including a description of the actions required to complete the marketing effort, to 
the City/County. If the parties cannot resolve any issue regarding the marketing 
effort, any party may invoke the provisions of Stipulation XI. 
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III. 

B. Historic Preservation Measures 

1. If the marketing effort identifies an economically viable adaptive use of either 
of the complexes, that complex will be encumbered by a historic preservation 
covenant consistent with Appendix 8 or by other preservation restrictions 
acceptable to NPS and/or SHPO. In the case of the Hangar 28 Complex, 
these measures shall balance the needs of the adaptive use and the needs 
for effective operation of the Federal Lands to Parks or Historic Monument 
programs. 

2. If NPS and/or SHPO determine that, despite a marketing effort which 
complies with the terms of this MOA or as agreed to by the City/County, NPS, 
and/or SHPO, an economically viable adaptive use of the Hangar 28 
Complex and/or the Hangar 29 Complex was not identified, NPS and/or 
SHPO shall promptly advise DoN and notify the City/County that the 
mitigation measures in Stipulation III are required. 

MITIGATION MEASURES 

The County shall be responsible for completing the following mitigation measures in the 
event the Hangar 28 Complex is conveyed without a historic preservation covenant or 
restriction. The City shall be responsible for completing the following mitigation measures in the 
event the Hangar 29 Complex is conveyed without a historic preservation covenant or 
restriction. Notwithstanding these obligations, the County and City may agree to collaborate to 
complete a single history, exhibit and video. These measures shall be completed before any 
modifications to the affected hangar complex(es) may commence or the complex(es) is 
transferred without a covenant. If modifications conform to the items listed in Appendix D, no 
mitigation is required. 

A. Written History-

The City/County will prepare an illustrated history report on the MCAS Tustin, with 
emphasis on the initial construction of the air station and its World War II Navy 
lighter-than-air operations. The City/County shall provide a scope of work for this 
report and draft reports to the DoN, SHPO, the CounCil, and the consulting parties for 
review and comment as provided in Stipulation XIV. A professional quality 
reproducible copy of the report will be distributed to the SHPO, DoN, County, and 
City. 

B. Exhibit-

The City/County will prepare a professional quality illustrated interpretive exhibit with 
emphaSis on the initial construction of the air station and its Word War II Navy 
lighter-than-air operations. The exhibit will be displayed in a location that will allow 
viewing by the public. The City/County shall develop the plans for the exhibit and 
provide them to the DoN, SHPO, the Council, and consulting parties for review and 
comment as provided in Stipulation XIV. 
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IV. 

C. Interpretive Video -

1. The City/County shall prepare a professional quality documentary video that shall 
not exceed 30 minutes in length and combine still photographs, any available 
historic film footage, current film or video footage, oral interviews, narration, and 
appropriate music documenting each hangar. The City/County shall provide a 
concept plan for this documentary video to the DoN, SHPO, the Council, and the 
consulting parties for review and comment as provided in Stipulation XIV. 

2. The City/County shall undertake a one-time distribution and outreach program for 
the documentary video. This effort will include producing, packaging, and 
distributing tapes for broadcast and to local public libraries, schools, and 
interested organizations. 

CARETAKER MAINTENANCE 

Until the Hanger 28 and/or Hanger 29 Complexes are conveyed or leased, DoN shall 
protect and maintain these properties at minimum levels recommended in the Secretary of the 
Interior's Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings 
(Standards). Such activities will not require further consultation. 

V. LEASING AND LICENSING ACTIVITIES 

VI. 

A. In order to reduce caretaker costs and/or to further the redevelopment of the 
installation, DoN may enter into leases and licensing agreements for properties at MCAS 
Tustin. All real estate leases and licensing agreements shall include provisions that the 
lessee or licensee shall not undertake any activity, including, but not limited to, 
construction, demolition, alteration or repairs (collectively "work") to the hanger 
complexes, except in accordance with paragraph V.B. 

B. DoN shall require all lessees to submit to DoN for review and approval any 
proposal for work on the Hangar Complexes. Work may proceed upon written approval 
from DoN that the work scope conforms to the Standards. No further consultation with 
the SHPO or ACHP shall be required unless DoN determines that the work scope 
cannot be modified to conform to the Standards. If DoN determines that the work scope 
cannot be modified to conform to the Standards or completed work does not conform to 
the Standards; DoN shall immediately comply with 36 CFR §§ 800.5(d)(2) and 800.6. 
Any requested documentation shall be completed to the satisfaction of DoN, SHPO, 
and/or the Council at the expense of the lessee. It is agreed that the following will not 
require further consultation with the SHPO and/or ACHP, if approved by DoN: painting 
interior and exterior surfaces that have been previously painted in non-traditional colors 
for temporary uses, if there is a bonded agreement that the property will be restored to 
its original color scheme when the temporary use is complete. 

PERSONNEL QUALIFICATIONS 

DoN, in cooperation with the Signatories, as applicable, shall ensure that all historic 
preservation work pursuant to this MOA and involving the planning for and physical 
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rehabilitation of historic structures is carried out by or under the direct supervision of a person or 
persons meeting, at a minimum, the Secretary of the Interior's Professional Qualification 
Standards (48 FR 44738). 

VII. REPORTING 

DoN, in cooperation with the City and County, shall provide bi-annual status reports to all 
signatories and consulting parties in compliance with the MOA. DoN will notify all parties when 
all the terms of the MOA have been satisfied. 

VIII. DISCOVERIES 

The City and County shall notify the DoN as soon as practicable if it appears that 
redevelopment of MCAS Tustin will affect a previously unidentified property that may be eligible 
for inclusion in the National Register or affect a known historic property in an unanticipated 
manner. The City and County shall stop construction in the vicinity of the discovery and will 
take all reasonable measures to avoid or minimize harm to the property until the DoN concludes 
consultation with the SHPO. If the newly discovered property has not previously been included 
in or determined eligible for inclusion in the National Register, the DoN may assume that the 
property is eligible for purposes of this MOA. The DoN will notify the SHPO at the earliest 
possible time and consult to develop actions that will take into account the effects of the 
undertaking. The DoN will notify the SHPO of any time constraints, and DoN, the City or 
County, and the SHPO will mutually agree upon time frames for this consultation. The DoN will 
provide the SHPO with written recommendation that take the effects of the undertaking into 
account. If the SHPO does not object to DoN's recommendations within the agreed upon time 
frame, DoN will modify the scope of work as necessary to implement its recommendations. 

IX. DURATION OF MOA 

This MOA shall remain in effect until all stipulations have been fulfilled as determined by 
DoN. 

X. DEFINITION OF SIGNATORIES 

DoN, SHPO, and the Council are the Signatories to this MOA. These agencies have 
sole authority to execute, amend or terminate this agreement. 

The City of Tustin, the County of Orange, and the National Park Service are "invited 
signatories. These agencies have assumed responsibilities in this MOA. 

XI. RESOLUTION OF OBJECTIONS 

Should any Signatory or invited signatory object within 30 days to any action(s) provided 
for review pursuant to this MOA, DoN shall consult with the objecting party to resolve the 
objection. If DoN determines that the objection cannot be resolved, DoN shall notify the 
remaining parties as to the nature of the dispute and request Council participation. Within thirty 
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(30) calendar days after receipt of all pertinent documentation, the Council will either: (a) 
provide the DoN with recommendations, which the DoN shall take into account in reaching a 
final determination regarding the dispute; or (b) notify the DoN that it will comment pursuant to 
36 CFR 800.7 with reference to the subject of the dispute. Any Council comment in response to 
such a request will be taken into account by DoN in accordance with 36 CFR §800.7(c)(4) with 
reference to the subject of the dispute. Any recommendation or comment provided by the 
Council will be understood to pertain only to the subject of the dispute; the DoN's, the City's or 
the County's responsibility to carry out all actions under this MOA that are not the subject of the 
dispute will remain unchanged. 

XII. PUBLIC OBJECTIONS 

At any time during the implementation of the measures stipulated in this MOA should an 
objection be raised by a member of the public regarding the lack of compliance or violation by 
any party of the terms of this MOA, DoN shall take the objection into account, notify SHPO and 
the Council of the objection, and consult as needed with the objecting party. 

XIII. AMENDMENTS TO THE MOA 

Any signatory, including invited signatories, to this MOA may request that it be amended, 
whereupon the signatories and the consulting parties will consult in accordance with 36 CFR 
§800.6(c)(7) to consider such amendment. Such a request shall be supported by adequate 
documentation. 

XIV. REVIEW AND COMMENT PROCEDURES 

Whenever a Stipulation in the MOA provides for review and comment by SHPO, the 
Council, or consulting parties, the SHPO and consulting parties will be allowed 30 days after 
receipt of all pertinent documentation, and the Council will be allowed 40 days after receipt of all 
pertinent documentation to provide comments to the requesting party. The requesting party 
shall immediately forward copies of all comments received to facilitate review. The failure of 
any signatory or consulting party to comment within the timeframes shall not prevent the 
requesting party from finalizing the document provided for review. Any objections to the 
submitted documents or actions provided for review shall be resolved pursuant to Stipulation 
XIV. 

XV. FAILURE TO CARRY OUT THE TERMS OF THIS MOA. 

In the event that the terms of this MOA are not carried out, DoN shall notify the 
signatories and the consulting parties and request further comments of the Council pursuant to 
36 CFR part 800. If DoN cannot carry out the terms of the MOA, neither DoN, NPS, the County, 
nor the City will take or sanction any action or make an irreversible commitment that would 
result in an adverse effect to the historic properties covered by this MOA, or that would 
foreclose the Council's consideration of modification or altematives that could avoid or mitigate 
the adverse effect on historic properties until the commenting process has been completed. 
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EXECUTION OF THIS MEMORANDUM OF AGREEMENT by DoN, the SHPO, and the Council 
and implementation of its terms, is evidence that DoN has afforded the Council an opportunity to 
comment on the disposal and reuse of MCAS Tustin and Its effects on historic properties and 
that DoN has taken into account the effects of the undertaking on historic properties. 

TOFTHENAVY 

BY~~~~~~==~~ ___ Da~:. ___ I,II~t~K+/~7~7 __ __ 
W.G. B don 
Major nera!, U. S. Marine Corps 
Commander, Marine Corps Air Bases Weslem Area 

SERVAnON OFFICER 

BY::_~~~~t::::t::.~~~ Date: l)" ~6 -'19 

ADVISORY ~~ClL ONttREsERVAnoN _ 

BY (J{i;..['v4. . . Date: tY''3!t;5 
John Fowler 
Executive Director 

INVITED SIGNATORIES 

CllY OF TUSTIN 

Approved as to Form: 

/nQ'a#-Lois Jeffrey~ 
City Attorney 

COUNTYOF~ 
BY:r~ 

·City" 
City of Tustin 

BY::~~~~:la:!~CM.. 
Christine Shingleton 
Assistant City Manag 

Da~: ~24,h., 

EN OF INTERIOR, NATIONAL PARK SERVICE 

By: • ...;$;~~~~~~~_ Date: !(/Zfih, 
Ray Murra 
Planning a Partnership Team 
Pacific Grea Basin Support 
National Park Service 
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SCCRAlOCTA RAILWAY 

REUSE PLAN BOUNDARY 
DISCONTIGUOUS HISTORIC DISTRICT 

A HANGAR #1 (BUILDING #28) 
B HELIUM TANK BUILDING (BUILDING #28A) 
C HANGAR #2 (BUILDING #29) 
D HELIUM TANK BUILDING (BUILDING #29A) 
E CONNECTION ROAD FOR MOORING MATS #4-#6 
F CONNECTION ROAD FOR MOORING MATS #1-#3 
G MOORING MAT #1 
H MOORING MAT #2 
I MOORING MAT #3 
J MOORING MAT #4 
K MOORING MAT #5 
L MOORING MAT #6 (PREVIOUSLY DEMOLISHED) 

o o 2000 Feet 

MCAS Tustin EISIEIR 
9902 Tusfin\FiguTt'ilFig 3.6-J Discomigfwfls 5/2/99 

Appendix A 

Discontiguous Historic District 



:" 

.'_.' 

-~': 
" .. 
',' , " 

::', 

~.: : .', 
'.' 

~ .. 

. , 
",'j 

, . 
',' 

''-', 

..: 

, .~ . 

APPENDIX B 
Architectural Preservation Covenant 

Grantee hereby covenants on behalf of itself, its successors and assigns, to the United States of 
America, acting by and through the Department of the __ , to preserve and maintain Hanger _ and 
Building _A, (hereinafter referred to as "the Buildings") located in the City of Tustin, County of Orange, 
State of Califomia, more particularly described in the legal description attached hereto as Exhibit _, in 
a manner that preserves and maintains the attributes that contribute to the eligibility of the Property for 
the National Register of Historic Places. Such attributes include exterior features (such as facades and 
fenestration, scale, color, materials and mass) and interior features (including the heavy timber trusses 
and connecting systems). 

(1) The Buildings will be preserved and maintained in accordance with The Secretary of Interior's 
Standards for the Treatment of Historic Properties and Guidelines (National Park Service). No 
construction, alteration, rehabilitation, remodeling, demolition, disturbance of the ground surface or other 
action shall be undertaken or permitted to be undertaken on said property that would materially affect 
the integrity or appearance of the attributes described above without the prior written permission of 
the , and signed by a fully authorized representative thereof. 

(2) Upon acquisition of the property, the Grantee will take prompt action secure the property from the 
elements, vandalism and arson, and will undertake any stabilization that may be required to prevent 
deterioration. Grantee will make every effort to retain or use, to the extent practicable, the Buildings. 

(3) In the event that archeological materials are encountered during construction or ground­
disturbance activities, work shall cease in the immediate area until the is consulted and provides 
written permission to recommence work. Should the require, as a condition of the granting of 
such permission, that the Grantee conduct archeological survey data recovery operations or other 
activities designed to mitigate the potential adverse effect of the proposed activity on the archeological 
resources the Grantee shall at his/herlits expense conduct such activities in accordance with the 
Secretary of the Interior's Standards and Guidelines for Archeological Documentation (48 FR 447344-
37) and such standards and guidelines as the may specify, including, but not limited to, 
standards and guidelines for research design, field work, analysis, preparation and dissemination of 
reports, disposition of artifacts and other materials, consultation with Native American or other 
organizations, and reinterment of human remains. 

(4) The Grantee will allow the , the City of Tustin, or their designees, at all reasonable times 
and upon reasonable advance notice to Grantee, to inspect the property in order to ascertain whether 
Grantee is complying with the conditions of this preservation covenant. 

(5) The Grantee will provide the __ with a written summary of actions taken to implement the 
provisions of this preservation covenant within one (1) year after the effective date of the transfer of the 
property. 

(6) Failure of the __ to exercise any right or remedy granted under this covenant shall not have 
the effect of waiving or limiting the exercise by the __ or any other right or remedy or the invocation 
of such right or remedy at any other time . 

This covenant shall be a binding on Grantee, its successors and assigns, and shall be deemed to run 
with the land. The restrictions, stipulations and covenants contained herein shall be inserted by 
Grantee, his/herlits successors and assigns, verbatim or by express reference in any deed or other legal 
instrument by which it divests itself of either the fee simple title or any lesser estate in the Buildings, or 
any part thereof. 
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Preface 

APPENDIX C 
Marketing Plan Guidelines 

Generally, the purpose of the marketing plan is to provide a structured approach to the 
development of sufficient market information from which it can be determined whether an 
economically viable adaptive use for each complex exists. The term 'economically viable 
adaptive use' means a proposed use that maintains the historic and architectural integrity of the 
structure and that generates sufficient income so as not to require the infusion of local tax 
dollars or local public funds and provides for required "fair share" infrastructure contributions 
and development costs, including land acquisition at fair market value of the Hangar 29 
Complex. 

The marketing plan will clearly present the property and encourage an economically viable 
adaptive use in a manner that preserves its historic and architectural integrity. Each proposal 
received will be graded and ranked according to a predetermined set of criteria to ensure 
selection of the proposal that offers the best preservation measures for the property. 

The marketing plan will be based on a two-step process. The first step (Phase 1) will involve 
the issuance of a Request for Expressions of Interest (REI) in a format consistent with the 
provisions of the plan. Those persons submitting an Expression of Interest containing the 
information required by the REI may be invited to participate in the second step of the process 
(Phase 2) and to submit a proposal in accordance with the Request for Proposals (RFP). The 
marketing plan will identify the criteria and rating factors that will be used by the City (Hangar 29 
Complex) or County (Hangar 28 Complex) to evaluate and rank proposals received in 
connection with the RFP. 

The City/County will submit a proposed marketing plan for said buildings to the NPS (for the 
Hangar 28 Complex only), DoN, SHPO and the Council for review and comment in accordance 
with Stipulation XIV. The marketing plan submittal shall demonstrate how the timing of the 
marketing effort will not inhibit the identification and implementation of an economically viable 
adaptive use for the complex(es}. 

After the City and/or County has evaluated and ranked proposals, if any, and before it takes 
any action thereon, the City and/or County shall submit a report to DoN, SHPO, NPS, as 
appropriate, and the Council for their review and comment describing the results of its 
marketing efforts under the plan, pursuant to Stipulation II.A.3. If the marketing efforts have not 
resulted in the submission of an economically viable adaptive use proposal consistent with the 
MCAS Tustin Specific Plan/Reuse Plan, the City and/or County submission shall include a plan 
of action and milestones for completion of the mitigation measures required by Stipulation III. 

GUIDELINES 

The Marketing Plan shall include the following: 

1. An information package about the property, which shall include but not be limited to: 

• Photographs of the property. 

• A map and area description. 
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• Anticipated date the property will be available for redevelopment. 

• MCAS Tustin Specific Plan/Reuse Plan land use designations, zoning designations, 
and the LRA's goals and objectives for the property. Information on how to obtain 
the complete document shall be included. 

• Information on the historic/architectural significance of the hangar complexes. This 
information shall include a thorough description of the improvements and the land 
area available, identifying elements and character defining features of the historic 
properties, which should be given special consideration in the redevelopment. 

• Excerpts from the Marine Corps Condition Assessment and Economic Analysis for 
Reuse of the Historic Blimp Hangars that discuss the condition of the buildings. 
Information on how to obtain the complete document shall be included. 

• For the Hangar 29 Complex only, provided that an adaptive use for the Hangar 28 
Complex has been selected, sufficient information conceming that use to enable 
recipients to design proposals which will not unduly conflict with the redevelopment 
of the Hanger 28 Complex. 

• Information on available financial incentives for rehabilitating historic structures, 
including but not limited to, the Federal Rehabilitation Tax Credit for Historic 
Properties, funding sources seeking participation in federal rehabilitation, tax credit 
projects, Mills Act, etc. 

• Information on the existing infrastructure, including utility connections and services, 
and proposed infrastructure improvements as outlined in the MCAS Tustin Specific 
Plan/Reuse Plan and required 'fair share' developer infrastructure contributions. 

• Information on environmental and soil conditions on the property and the presence 
of any hazardous materials in the vicinity of the historic property, time frame for 
remediation, and anticipated impacts of those remediation activities on the use of the 
property and buildings. 

• An advertising plan and schedule, including a list of local, regional and national 
publications and electronic communication tools where the availability of the property 
will be publicized, including but not limited to, the National Association of Installation 
Developers. 

• Information to enable parties to tour the property. 

• A distribution list of entities to which the request for Expressions of Interest will be 
sent. 

2. Expression of Interest Guidelines-

Respondents shall be required to submit the following information for consideration: 

• Respondent's name, address, e-mail, telephone and fax number, type of legal entity, 
and resumes of all principals of the firm. 
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• 

A description, in narrative form of no more than five pages, of the site development 
concept and approach for use of the historic property in relation to the required land 
use designations in the MCAS Tustin Specific Plan/Reuse Plan, and a description of 
the expected effect on the integrity or appearance of the historic properties. 

For the Hangar 29 Complex only, if appropriate, a description of how the project 
would be compatible with the proposed use of the Hangar 28 Complex, so that it will 
not adversely effect its economic viability. 

• A description of any additional infrastructure requirements above existing systems or 
identified in the MCAS Tustin Specific Plan/Reuse Plan, including utility connections 
and services, that would be required to operate and maintain the property in 
accordance with applicable codes. 

• A description, including references, of previous relevant experience in ownership, 
development, and operation of similar projects to that being proposed. 

• A list of potential funding vehicles being considered or proposed and, if available, 
evidence of committed resources. 

• A copy of the most recent audited year-end financial statement of the respondent. 
This shall be submitted as 'confidential' under separate cover. 

• A statement as to whether the respondent has ever filled for bankruptcy or had 
projects that have been foreclosed or served a notice of default. If so, provide an 
explanation of the circumstance when they occurred. 

3. Evaluation criteria shall be developed and used to evaluate the Expressions of Interest. 
These criteria shall be based upon the required Expression of Interest submittal information. 
In addition to complying with the requirements of the REI in terms of providing information, 
the following list of criteria are provided for consideration: 

• Does the respondent or firm appear to have the professional experience and 
organization for this type of project? 

• 

• 

• 

• 

• 

Is the development concept compatible with the MCAS Tustin Specific Plan/Reuse 
Plan? 

Does the project appear to be economically viable? 

In the case of the Hangar 29 Complex, does the project appear to adversely effect 
the economic viability of reuse of the Hangar 28 Complex? 

Can any unique infrastructure needs of the project be met? 

Does the respondent appear to have experience in developing and operating the 
type of project being proposed? 

• Does the respondent appear to have experience in management operation and 
ownership of similar type facilities being proposed? 

• Does the respondent appear to have the financial capability to carry out the project? 
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4. Based upon evaluation of the Expression of Interest submittals, a short list of qualified 
respondents shall be provided the opportunity to submit a proposal (Phase 2). As a 
result of Phase 1, it may also be determined that no economically viable proposal has 
been presented. The marketing plan shall include the guidelines for submitting the 
proposals. These guidelines shall include: 

a. Identification of the complete development team, including each member's role and 
qualifications. 

b. A complete description of the development concept and program, including a 
detailed description of the type of improvement and changes to the property. Any 
changes to the integrity or appearance of the historic property shall be discussed, as 
well as whether the development concept and program are compatible with the land 
use designations in the Specific Plan/Reuse Plan. 

c. Description of how the proposal is consistent with the Secretary of Interior's 
Standards for the Treatment of Historic Properties (36 CFR Part 68). 

d. Site plans, circulation plans, utility plans, and others that may be needed to describe 
the proposal. 

e. A detailed statement of development costs, including the following: 

• In the case of the Hangar 29 Complex, estimated land acquisition cost; 

• A breakdown of hard costs for construction, on-site improvements, off-site 
improvements and other similar costs; 

• A breakdown of soft costs, including professional fees, permit fees, insurance, 
legal fees, overhead, project management, and similar costs; 

• A breakdown of financing costs, including pOints, fees, construction loan rates, 
terms, and schedule; :": 

• Identification of sources of money for construction and permanent loans, 
together with a description of proposed loan terms and related security devices. 
The discussion should include a description of the financial incentives for 
rehabilitating historic structures that are proposed to be utilized. 

f. A detailed development schedule for all program components. If the development is 
to be phased, a development proforma for each phase shall be provided as well as a 
combined development program for the total project. 

g. In the format to be provided at a pre-proposal conference, a complete operating 
financial proforma will be required for the first five years of the project, and the tenth 
year, identifying the values and assumptions for: 

• Lease rates, both gross and triple net, where applicable; 

• Other potential income, such as common area maintenance assessments, 
common marketing assessment, etc.; 
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• Estimated vacancy factor; 

• Estimated operating expenses, including common area maintenance costs, 
marketing costs, leasing commissions, utility costs (if applicable), property taxes 
(if applicable), as well as any reserve funds to be established . 

• Debt service; 

• Proposed distribution, if any, of net income among the partners and the 
developer; 

• Committed dates to start construction expressed in elapsed time; 

• All contingencies spelled out, Le. occupancy timeshares; specific market or 
financing conditions which could delay the project; 

• Average rates of return anticipated. 

h. Letters of interest by financial institutions for providing construction and/or 
permanent financing. In the event a proposal includes in the income stream for the 
project funds from other types of sources, such as grants from government or non­
profit institutions, the proposal must include statements from such sources that the 
requisite funds will be made available if the proposal is accepted . 

L 

j. 

k. 

A statement of the type of tenants envisioned for the project, any interest by primary 
anchor tenants and any letter of interest. 

A statement describing the marketing strategy and leasing approach for the project. 
Describe the on-going management structure that will be implemented to ensure a 

. high quality of operations and maintenance for the project. 

A list of at least five (5) references that have knowledge of the respondent's ability to 
manage, operate, and develop the projects similar to the one proposed. 

5. The marketing plan shall also identify the criteria that will be used to evaluate the 
proposals. These criteria shall be based on the information requested in the RFP 
requirements. These criteria should include: 

• 

• 

• 

Does the proposal display adequate financial evidence that the proposed project is 
economically viable? 

Does the proposal present adequate evidence that the proposer has the requisite 
personnel who have the necessary experience and expertise to manage the project 
described in the proposal? 

Does the proposal present adequate evidence that the project will be consistent with 
the Secretary of the Interior's Standards for the Treatment of Historic Properties (36 
CFR part 68)? 
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• Does the proposal contain adequate evidence that the proposed project is 
compatible with the land use designations in the MCAS Tustin Specific Plan/Reuse 
Plan? 

• Does the proposal present adequate evidence that the proposer has the financial 
capacity and means to carry out the project and provides for required "fair share" 
infrastructure contributions and development costs, including, in the case of the 
Hangar 29 Complex, land acquisition costs at fair market value? 

• Does the proposal present adequate evidence that the development of all program 
components will be implemented in an orderly and timely manner? 
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