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3.0 PROJECT DESCRIPTION 

3.1 PROJECT LOCATION AND SETTING 
The East Garrison Specific Plan (EGSP) project site is located within unincorporated Monterey 
County, approximately 2 miles east of the City of Marina and 5.5 miles southwest of the City of 
Salinas (see Exhibit 3-1).  More specifically, the project site is located on a 244-acre parcel on the 
edge of the northern boundary of the FFO in an area known as East Garrison.   

The site is generally bounded by Reservation Road on the north and east, Watkins Gate Road on the 
south, and West Camp Street (and its northerly extension) on the west (see Exhibit 3-2).  The site also 
shares a boundary to the south with an abandoned firing range that has been identified as a potential 
area for future residential development.  To the north of the site are University of California Monterey 
Bay, Education, Science, and Technology Center (UCMBEST), agricultural lands, and the Salinas 
River.  In addition, the California State University Monterey Bay (CSUMB) campus is located 
approximately one mile west of the site (see Exhibit 3-3). 

Vehicular access to the site is currently provided via Inter-Garrison Road from the Main Entrance 
interchange of State Route (SR) 1.  An existing gate located at the intersection of Watkins Gate Road 
and Reservation Road is currently closed but could provide access to the site.  Watkins Gate Road is 
located on the FFO and connects Reservation Road and General Jim Moore Boulevard.  Reservation 
Road connects to the City of Marina and to SR 68 between Salinas and Monterey.  

3.2 PROJECT CHARACTERISTICS 

3.2.1 Regulatory Authority 
The State of California requires that all cities and counties adopt a comprehensive General Plan for 
the physical development of their area of jurisdiction.  The General Plan is primarily a policy-level 
document that establishes a jurisdiction’s vision and provides general guidelines for future 
development.  Following adoption of the General Plan, a jurisdiction is required to adopt regulatory 
programs (zoning) that will implement the policies of the General Plan. 

State law also allows for the adoption of a Specific Plan that is consistent with the General Plan to 
provide development regulations tailored to the needs of a particular area.  The EGSP is such a plan, 
authorized by § 65450 et seq. of the California Government Code.  As described in the California 
Government Code, specific plans must contain:  

• The distribution, location, and extent of the specific plan land uses, including open space areas; 

• The distribution, location, and extent of major components of public and private transportation, 
sewage, storm water drainage, waste disposal, energy, and other essential facilities; 

• Standards and criteria for natural resources, including conservation, development, and usage; 

• A program of implementation measures including development regulations, public works 
projects, and financing measures; and  
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3.2.2 A statement of the relationship between the Specific Plan and the 
General Plan. Project Background 

In 1991, the federal government decommissioned Fort Ord.  The Fort Ord Reuse Authority (FORA) 
was created by the legislature to oversee the disposition and redevelopment of Fort Ord’s 28,000 
acres.  In June 1997, FORA adopted the Fort Ord Reuse Plan (Reuse Plan), which provides a 
framework for the development and redevelopment of the former military base.  The FFO lies within 
the jurisdictions of a number of local agencies, including the County of Monterey.  The project site, 
known as the “East Garrison” area, is within the FFO in unincorporated Monterey County.  The 
United States Army currently owns the project site.  The Army is expected to transfer ownership to 
FORA.  FORA is then expected to transfer the East Garrison site to the Redevelopment Agency 
(Agency).  The Agency intends to convey the EGSP site to East Garrison Partners pursuant to a 
Disposition and Development Agreement, which sets forth the terms of conveyance of the site. 

The project site is located in a County redevelopment area.  In November 2001, the Board of 
Supervisors of the County of Monterey amended the 1982 Monterey County General Plan (MCGP) 
to allow the uses outlined in the Reuse Plan.  This amendment applied to the areas in the FFO located 
east of SR 1 that will be under the jurisdiction of the County of Monterey.  The MCGP as amended 
designates the East Garrison Area as Planned Development Mixed-Use.  On February 19, 2002, the 
County Board of Supervisors adopted Ordinance No. 4136 adopting the Redevelopment Plan for the 
portions of Fort Ord within the jurisdiction of the County.  During adoption of the Fort Ord 
Redevelopment Plan (Redevelopment Plan), the County determined that the Redevelopment Plan was 
consistent with, and in conformance with, the MCGP. 

On February 4, 2003, East Garrison Partners I, LLC, entered into an Option Agreement with the 
Agency.  Under the Option Agreement and with the consent of the County, the Agency agreed to 
grant options to East Garrison Partners to purchase the project area in phases.  This purchase is 
premised on certain conditions, including that following appropriate environmental review, East 
Garrison Partners would obtain all the necessary approvals and entitlements to develop the property 
in conformance with the Reuse Plan and Redevelopment Plan.   

An extensive participatory planning process preceded the development of the EGSP.  The original 
vision for East Garrison, as expressly stated in the goals and objectives in the Reuse Plan and the 
MCGP and Redevelopment Plan, is to create a mixed-use urban village (housing, commercial uses, 
and public facilities) that is a pedestrian-friendly, compact, planned development.  Furthermore, the 
development should also preserve the historic character of the site and adhere to the Installation-Wide 
Multispecies Habitat Management Plan for Former Fort Ord (April 1997) (HMP).  The U.S. Army 
Corp of Engineers prepared the HMP.  The Army and the USFWS completed and approved the HMP 
in 1997.  A Land Swap Assessment (LSA) has modified the HMP (see the discussion in Section 4.7, 
Biological Resources). 

The vision for East Garrison was further refined by stakeholders at design workshops held in 
November 2001, April 2003, and May 2003.  This vision calls for creating a new community based 
on traditional neighborhood design and principles of smart growth and sustainable development.  
Local communities such as Spreckels, Pacific Grove, and Salinas were identified as models for many 
of these principles.  These places provide a diverse mix of quality homes of different sizes, shapes, 
materials, and colors.  They have civic uses, churches, public places, open spaces, parks, and 
neighborhood shopping opportunities lending character and a sense of community.   















East Garrison Specific Plan - Draft Subsequent EIR Project Description 

 

 
Michael Brandman Associates 3-9 
H:\Client (PN-JN)\2137\21370006\DSEIR\21370006_Sec03-00_ProjDesc.doc 

County approval of the EGSP project would consist of several discretionary actions, including 
approval of the General Plan Amendments described more fully in Section 3.2.8 below, adoption of 
the EGSP and zoning ordinance amendments, and approval of a vesting tentative map, development 
agreement, and an allocation of water.  The Agency would also approve a Disposition and 
Development Agreement and the County would approve ministerial permits such as encroachment, 
grading, building, and demolition permits.   

3.2.3 The EGSP’s Relationship to Other Plans 
The EGSP must be consistent with all County of Monterey adopted plans, including the Monterey 
County General Plan, Greater Monterey Peninsula Plan, the Fort Ord Redevelopment Plan, and the 
Fort Ord Reuse Plan.   

MONTEREY COUNTY GENERAL PLAN 

The 1982 Monterey County General Plan (MCGP) provides broad direction for future growth 
throughout the unincorporated areas of Monterey County in a manner that protects natural resources.  
Adopted in 1982, the MCGP did not consider or foresee the eventuality of deactivating Fort Ord.  In 
November 2001, the Monterey County Board of Supervisors amended the 1982 MCGP to allow the 
uses outlined in the Fort Ord Reuse Plan (Reuse Plan).  This amendment applied to the areas in the 
FFO located east of SR 1 under the jurisdiction of Monterey County.  In 2003, the County adopted an 
updated Housing Element for the MCGP.  The County’s strategy for accommodating the 2003-2008 
Regional Housing Needs Allocation for Monterey County includes adoption of a Specific Plan for the 
East Garrison area that would allow for approximately 1,390 housing units.  The EGSP includes a 
proposed amendment to the MCGP to ensure its consistency with the MCGP (see discussion in 
Section 3.2.8, below).  

GREATER MONTEREY PENINSULA AREA PLAN 

The MCGP designates eight separate non-coastal areas of Monterey County as separate planning 
areas.  The Greater Monterey Peninsula Area Plan (GMPAP), a component of the MCGP, covers the 
area extending from the Salinas Valley in the north and east, to the Carmel Valley in the south.  The 
East Garrison area defines part of the northern portion of the GMPAP boundary.  The GMPAP is the 
governing plan for the EGSP area.  Similar to the MCGP, the GMPAP did not anticipate the closure 
of Fort Ord and does not contain any policies directing closure activities.  

FORT ORD REDEVELOPMENT PLAN 

In 2002, the County adopted the Redevelopment Plan, which provides policies governing the Ford 
Ord Redevelopment Project area.  The Redevelopment Plan conforms to the MCGP as amended and 
to the Reuse Plan.  The EGSP area is designated as part of the Reservation Road Planning Area of 
Redevelopment Plan, which allows Planned Development Mixed-Use as an allowable land use for the 
area.  

FORT ORD REUSE PLAN 

At the request of the County and nearby cities, the state Legislature created the Fort Ord Reuse 
Authority (FORA) in 1994 to guide the redevelopment of all lands within Fort Ord.  FORA adopted 
the Reuse Plan in June 1997.  The Reuse Plan describes the broad concepts for redevelopment of the 
Fort Ord military reservation.  One of the primary efforts of this plan is to assure that redevelopment 
of Fort Ord results in a balance of jobs and housing.  As such, the Reuse Plan establishes the basis for 
redevelopment, including buildout and phasing of approximately 3.6 million square feet (sq ft) of 
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office and industrial space, 11,000 new households, 75,000 sq ft of retail, and approximately 800 
hotel rooms.  Much of the office and industrial space is designated for the UCMBEST property across 
Reservation Road.  

Under state law, Monterey County is required to develop the lands within Fort Ord under its 
jurisdiction consistent with the Reuse Plan.  The MCGP as amended by the 2001 General Plan 
Amendment (2001 GPA) (adopted November 20, 2001) and the Redevelopment Plan (adopted 
February 19, 2002) have been determined to be consistent with the Reuse Plan at the time of their 
adoption. 

The EGSP is required to be consistent with the Reuse Plan.  The EGSP project will implement the 
Reuse Plan by: 

• Accommodating the proposed 2015 Transportation Network by improving Reservation Road 
and creating a connection between Inter-Garrison Road and Watkins Gate Road. 

• Creating a mixed-use village. 

• Implementing the HMP, as amended. 

• Limiting water use/demand to 470 acre-feet/year. 

• Providing park space in accordance with the Quimby Act. 

• Providing trail heads connecting the East Garrison to the regional trail system. 

• Providing a Pedestrian and Bicycle Systems Plan. 

• Assuring a broad multimodal transit network is accommodated. 

• Providing housing near jobs. 

3.2.4 Existing Land Use 
A map of the existing site and land uses is presented on Exhibit 3-4.  The project area is an abandoned 
military facility; it is currently barricaded and has restricted access.  Existing and future Bureau of 
Land Management lands lie to the south and southwest of the project site.  During the World War II 
and post World War II eras, Fort Ord and its East Garrison housed troops and provided grounds for 
light-fighter training and Cold War activities and planning.  East Garrison currently consists of over 
seventy-five buildings and structures constructed between 1939 and the base’s closure in 1991.  The 
majority of buildings are early 1940s wood-frame or concrete structures, many built by the Works 
Progress Administration (WPA).  These buildings are clustered in the eastern portion of the project 
site in the East Garrison Historic District.  None of the existing buildings or infrastructure currently 
meets building code requirements.  In addition to the buildings, there are numerous concrete 
foundations, sidewalks, and tent pads, as well as rock retaining walls.  Many of the buildings are 
arranged around a long rectangular field, which functioned as a tent city.  The northwest end of the 
field has been paved, and several metal warehouses are located in this area.  Interim use agreements 
are in place with the Army for the use of two existing buildings.  Monterey Peninsula College’s 
(MPC’s) Law Enforcement Training Center uses the Battle Simulation Building on a part-time basis
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for training and East Garrison Partners I, LLC is using the Chapel as a project Vision Center.  
Informal uses include hiking and recreational cycling.  

The EGSP project site is not located in an area of significant hazards.  With the exception of historical 
buildings, the project site does not appear to contain significant sensitive resources.  The site is well 
above the floodplain of the Salinas River and does not have any local flooding issues.  No active 
earthquake faults traverse the project site.  The Army did not use this area for ordnance activities.  
According to Army studies, the only clean-up issues on the project site are the existence of asbestos 
and lead-based paint in the buildings, and some clay pigeon fragments.  However, there are portions 
of Fort Ord that are located within at least 500 feet of the EGSP project site that require clean up.  
The required clean-up activities include potential unexploded ordnance and a dumpsite on the mesa to 
the south of Watkins Gate Road.  These clean-up activities are not part of the proposed project and 
are not required for the implementation of the EGSP.  These and other issues are analyzed throughout 
Section 4, Environmental Impact Analysis, of this DSEIR. 

3.2.5 Existing Land Form 
The site is situated atop a steeply sloping bluff in the eastern portion of the site and extending to a 
base of a depression located in the western portion of the site (see Exhibit 3-5).  Elevations on site 
range from 25 feet above mean sea level (msl) at the base of the bluff slope along the eastern 
boundary to 225 feet above msl along the western and southwestern boundaries of the site.  The 
interior portions of the site form three gently rolling sloping plateaus at elevations of roughly 150 
feet, 175 feet, and 200 feet above msl within the eastern, southern, and western portions, respectively.  
Moderate steep interior slopes create the transitions between these plateaus.  

The general landform of East Garrison was shaped by uplift and erosion of the earth’s crust.  Uplift 
from faulting and compressional folding of the earth’s crust occurred over the last few million years, 
forming the California Coast Range and the Salinas Valley.  The elevated marine terraces along the 
Monterey shelf are evidence of the uplift.  The area between Marina and Seaside was uplifted above 
sea level during the Pleistocene age, and sediments along the coastal area were reworked by the wind 
and deposited as sand dunes.  The bluff along the north and east sides of East Garrison appears to 
have formed as an erosional valley margin as rivers and streams meandered across the Salinas Valley 
during the last 10,000 years.  Within the last 10,000 years, soil has developed on the sand dune 
deposits from weathering of the older soils, as well as biological processes.  The typical younger soil 
profile on the EGSP site varies from about one to four feet thick, and is underlain by the older dune 
deposits. 

Soil erosion is not of substantial concern as the topography is mostly gently rolling, except for the 
bluff area above Reservation Road.  The project proposes setbacks to avoid disturbance of the bluff 
area.  Biological communities on the project site include oak woodlands and savanna, grasslands, 
ruderal/disturbed vegetation, and coastal scrub. 

3.2.6 Project Phasing 
As shown on Exhibit 3-6, construction of the EGSP will occur in three phases.  The Phase 1 
Neighborhood will extend from Reservation Road, just west of a new Main Entrance, and Inter-
Garrison Road to the south.  The Phase 1 Neighborhood will include deed-restricted affordable units, 
single-family detached and attached residential uses, and multi-family residential uses.  Phase 1 will 
include a community park and neighborhood parks, paths, and bikeways.  Construction of the Town 
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Center area will begin during this time, and although development of Town Center buildings will 
occur throughout all phases of the EGSP project.  Rough grading of both the Phase 1 and Phase 2 
areas will occur at the beginning of Phase 1.  Phase 3 grading will occur during Phase 2 residential 
construction. 

The Phase 2 Neighborhood will be located in an area defined by West Camp Road to the west, Inter-
Garrison hill to the north, and Chapel Hill Road to the east.  The Phase 2 Neighborhood will include 
deed-restricted affordable units, single-family detached and attached residential uses, and multi-
family residential uses.  This phase will include construction of neighborhood parks, additional 
development in the Community Park, greenways, and open space areas.  Town Center construction 
will also occur during this phase.  Affordable housing will be constructed in all three project phases. 

The Phase 3 Arts District will be constructed in the eastern portion of the EGSP site.  The Phase 3 
Arts District will include deed-restricted affordable residences, single-family detached and attached 
residential uses, multi-family uses, artist uses, live/work lofts, public uses, open space areas, and bike 
paths.   

Proposed housing types are shown in Table 3-1.  A more detailed description of project phasing is 
shown in Table 3-2.  

Table 3-1: Proposed Housing Types 

Dwelling Size (SF) Approximate 
Percentage 

Number of Dwelling 
Units Housing Type 

1,300 to 3,200 56 780 Single Family Detached 

1,300 to 2,000 16 227 Townhomes 

500 to 1,200 20 280 Condo/Loft/Apartments 

1,100 to 1,975 8 113 Live/Work  

450 to 850 n/a 70* Accessory (Carriage House) 

Total 100% 14701  

The Option Agreement allows for a maximum of 1470 units. 
* Water Permitting 
Source: Urban Design Associates, July 2004. 

 

3.2.7 Land Use Concept and Project Components 
The EGSP is a land use plan, including a conceptual site plan and land use designations for the 
project site.  In general, the EGSP project would include a mix of residential, commercial, public, and 
recreational uses.  More specifically, as shown in Exhibit 3-7 and Exhibit 3-8, the EGSP proposes 
three neighborhoods, including the Arts District and a Town Center; a Bluff Greenway; multi-use 
paths and open space areas; and a main entrance.  The plan will accommodate 1,400 residential units 
plus up to 70 accessory (carriage house) units, 75,000 sq ft of commercial use, 11,000 sq ft of public 
use, 100,000 sq ft of artist/cultural/educational space in renovated historic structures, and 
approximately 50 acres of open space (including approximately 12 acres of improved parks and 
trails).  Other project components include a library, fire station, and a sheriff’s field office.  The 
creation, maintenance, and operation of roads, open space (including parks), and other public 
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amenities associated with the EGSP will be financed through a combination of Community Services 
District (CSD) and Homeowners Association (HOA) fees and assessments.  A more detailed 
definition of the project components is discussed below. 

Table 3-2: Proposed Land Uses and Project Phasing 

Land Use Phase 1 Phase 2 Phase 3 Town 
Center Total Percentage 

Residential Medium 32.5 32.5 14.5 — 79.5 32.5 

Residential High 1 3.4 3.4 — — 7.4 3.0 

Residential High 2 — — 7.3 — 7.3 3.0 

Cultural — — 8.8 — 8.8 4.0 

Town Center — — — 7.9 7.9 3.0 

Live/Work — — 1.9 2.2 4.1 2.0 

Public Use 1.2 — — 0.1 1.3 >0.5 

Open Space 3.7 8.9 11.1 0.2 23.9 10.0 

Parks 3.8 4.1 3.8 1.0 12.7 5.0 

Natural  — — 12.8 0.1 12.9 5.0 

Streets  16.7 19.0 15.9 4.1 55.7 23.0 

Lanes 4.3 4.1 2.6 1.0 12.0 5.0 

Reservation Road 7.3 — 3.6 — 10.9 4.0 

Total 72.9 72.0 82.3 16.6 244.4 100% 

Source: Urban Design Associates, July 2004. 

 
RESIDENTIAL USES 

The EGSP includes up to 1,470 residences to be built on 244 gross acres (125 net acres).  The housing 
will be developed at a gross density of approximately 5.7 units per acre, or greater than 11 units per 
net developed acre.  Residential uses would surround the Town Center.  In addition, the Town Center 
would contain up to 40 apartments/condominiums.  All neighborhoods will have a grid of pedestrian-
scale streets.  A system of neighborhood parks and open spaces will be integrated into the street grid.  
Blocks are sized to support a mix of housing types—single-family houses, two- and three-story 
townhouses, carriage houses, apartments, live/work units, and condominiums—all designed to meet a 
wide range of income and family needs. 

When completed, the neighborhoods will include a spectrum of housing opportunities, including 20 
percent dedicated to inclusionary housing, in accordance with the Monterey County Inclusionary 
Housing Ordinance.  Characteristics of the proposed housing types are shown in Table 3.1.  Each of 
the three residential neighborhoods will feature a neighborhood-scale park that will serve as a village 
green.  The community will be constructed using traditional neighborhood design principles, creating 
a pedestrian-friendly network of streets and parks.  Garages, in most cases, will be kept off the street, 
accessed via rear driving lanes.  Building setbacks will range from approximately 0 to 25 feet from 
the property line.  The architecture of all buildings will represent a number of residential styles 
popular in the region.   
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ARTS DISTRICT 

The Arts District is characterized by the historic East Garrison concrete buildings.  The Arts District 
will be constructed as part of Phase 3 of the EGSP.  Of the 34 existing historic buildings, 23 will be 
renovated.  Adaptive reuse of these buildings will be governed by the Guidelines for Rehabilitating 
Buildings at the East Garrison, Fort Ord (March 2004) (see Appendix I of this DSEIR).  The 
remaining 11 buildings will be demolished following documentation of the historic features of the 
buildings.  The Battle Simulation Building and the Theater will be rehabilitated, if economically 
feasible, or may be replaced with new buildings of similar size. 

In addition to preserving a majority of the concrete buildings, other elements from the 1940s will also 
be retained and enhanced.  These elements include the park at the edge of the bluff, most existing 
rock walls, one wood building (the Chapel), and WPA sidewalks where possible.  As noted above, 
two other wood buildings, the Theater and Battle Simulation Building, will also be rehabilitated, if 
economically feasible.  Although not considered historic district contributors, these elements 
complement the design of both the concrete buildings and the new community.  An interpretive center 
documenting the history of the site will be housed in the proposed Library.  An interpretive walk 
marked by sidewalk monuments will link the Library to the historic elements of the site.   

The existing alignment of Ord Avenue, Sherman Avenue, and Sloat Street will be preserved.  These 
streets are the address for 22 of the 23 historic buildings to be retained.  Both Ord Avenue and Sloat 
Street are very wide by modern standards.  Rather than narrowing the pavement, the plan calls for 
using this cross section for 45 degree angled parking in each direction.  A series of one-way streets 
links Sherman and Ord Avenues, subdividing the former tent area into a system of blocks.  The 
orientation and layout of these blocks and streets is designed to reflect the 1940s layout of this area.  
Each block will be subdivided into small house sites, similar in scale to the tent sites, further 
reflecting the former plan.   

A Pattern Book (architectural and site design guidelines) is included in the EGSP to guide the design 
of all infill buildings in the Arts District.  This document calls for a mix of four vernacular 
architectural styles: Garrison Craftsman, Picturesque Camp, Mediterranean Revival, and Garrison 
Revival.  These styles were chosen to respect rather than mimic the historic concrete buildings.  The 
adaptive reuse of the three wood buildings will also be governed by this document.   

TOWN CENTER  

Approximately 16 acres in the center of the EGSP area would be devoted to a Town Center.  The 
Town Center will be the community’s Town Square, a public space serving as the primary gathering 
place for residents and visitors and acting as a venue for hosting community events, festivals, and 
concerts.  The Town Center will include commercial uses such as shops, art galleries, banking and 
other services, offices, cafes, restaurants, and public and institutional uses.  Some housing will be 
located in the Town Center, either in apartments or condominiums above retail space, or as live/work 
units.  Proposed uses in the Town Center will vary depending on market conditions, but regional-
scale commercial uses (e.g., full-service grocery stores) are not proposed. 

PUBLIC FACILITIES 

A number of public facilities are planned to be constructed on the EGSP site, including a fire station, 
sheriff’s substation, library, transit center, community center, post office, or other civic facilities.  As 
proposed by the EGSP, a fire station will be located within the community.  Existing schools within 
the Monterey Peninsula Unified School District (MPUSD) are currently available to serve the project 
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population; however, the County has sufficient land for, and can provide a school site outside of the 
EGSP project site if required by the MPUSD.1   

PARKS AND OPEN SPACE  

Implementation of the EGSP would include 12.65 acres of parkland, which will include walking 
paths, playing fields, play areas, court games, and community gathering spaces.  This system of parks, 
in addition to open space and habitat preserve, will provide the community with both active and 
passive recreational opportunities.   

The EGSP includes provision for the revitalization of an abandoned military park at the bluff edge of 
the Arts District.  The Bluff Greenway will be a linear greenway linking the Town Center to the 
adjacent neighborhoods and open space network, and will provide views of the Salinas Valley.  A 
multi-use path will be integrated into the greenway, connecting directly to the trail and bike network.   

Natural slopes will be preserved along the edge of the site and in other areas of grade transition 
between neighborhoods.  To the extent practicable, invasive plant species in these areas will be 
replaced with native plant materials.  Pathways will also be integrated into slope park areas wherever 
practical.  

3.2.8  Land Use Designations 
As shown on Exhibit 3-9, the EGSP would include land use designations governing the plan area.  
These land use designations are described below. 

RESIDENTIAL MEDIUM 
(RM) 

 

The Residential Medium (RM) designation allows single-family 
detached and attached units, consisting of one- and two-story houses and 
two- and three-story townhouses.  Density will range from 5 to 29 
dwelling units per acre (du/acre).  Approximately 80 acres (net) will be 
designated as RM in the EGSP planning area.  Dwelling units will be 
organized into blocks with off-street parking areas served by a system of 
lanes.   

RESIDENTIAL HIGH 
(RH-1 AND RH-2)  

 

The Residential High 1 (RH-1) designation allows single- and multi-
family attached housing, consisting of townhouses and apartments.  
Approximately 130 units of RH-1 housing will be provided on 7.4 acres 
in the Phase 1 and Phase 2 Neighborhoods.  Density will range from 14 
to 32 du/acre.  

Approximately 150 units of Residential High 2 (RH-2) units will be 
provided in the Phase 3 Arts District.  Density will range from 18 to 36 
du/acre.  Housing will consist of multi-family attached units, including 
townhouses, apartments, and condominiums.   

                                                      
1 Personal communication, Collette McLaughlin, Facilities Planner, MPUSD, October 16, 2003.  
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TOWN CENTER (TC) 

 

The Town Center (TC) designation will allow mixed uses including 
commercial, public, institutional, and housing.  Commercial uses 
permitted include shops, art galleries, services, banking, professional 
offices, cafes, and restaurants.  Public and institutional uses include a 
sheriff’s field office, library, post office, transit stops, and administrative 
offices.  The TC designation allows for apartments and condominiums.   

LIVE/WORK (LW) The Live/Work (LW) designation allows residential space above ground 
floor non-residential uses.  Ground floor non-residential uses could 
include artist studio space, compact offices, and retail space.  The LW 
designation will be permitted in the Town Center area and Arts District.  
Approximately 49 live/work units and 65 inclusionary live/work units 
will be accommodated in the Town Center and Arts District, 
respectively.   

CULTURAL (CL) 

 

The Cultural (CL) land use designation would allow studio space for 
visual, performing, and literary artists, as well as administrative, work, 
community centers, museums, and classroom uses.  All CL land uses 
will be restricted to approximately 9 acres in the Arts District, where 
currently vacant buildings will be converted into studio space.   

PUBLIC USE (PU) 

 

The Public Use (PU) designation would allow public facilities such as 
police and fire stations, government offices, and pump stations.  
Childcare and educational facilities would be allowed with a use permit 
approved by the Planning Commission.  The new Salinas Rural Fire 
District Fire Station constructed at the intersection of Inter-Garrison and 
West Camp Roads and an existing sewage pump facility would be 
designated as PU. 

PARKS (P) AND 
OPEN SPACE (OS) 

 

The Parks (P) designation would be reserved for developed park areas 
and public recreation facilities, including athletic fields and courts, active 
recreation areas, playgrounds, farmers’ markets, and gardens.  
Concession stands would be allowed with a use permit approved by the 
Planning Commission.  The Open Space (OS) designation would allow 
active recreation and playgrounds (but no athletic fields) and natural 
resource protection areas.   

GENERAL PLAN AMENDMENTS 

In addition to changes in land use designations, the project proposes two General Plan Amendments.  
As required by state law, the specific plan must be consistent with the MCGP.  The following 
amendments are proposed to the MCGP: 

Proposed Amendment: “In order to preserve the County’s scenic and rural character, 
ridgeline development shall not be allowed unless a special permit is first obtained.  Such 
permit shall only be granted upon findings being made that the development as conditioned 
by permit will not create a substantially adverse visual impact when viewed from a common 
public viewing area.  New subdivisions shall avoid lot configurations which create building 
sites that will constitute ridgeline development.  Siting of new development visible from  
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private viewing areas, may be taken into consideration during the subdivision process.  This 
policy shall not apply in areas governed by Specific Plans.  Each Specific Plan shall 
address viewshed issues as part of the plan’s regulations.” 

Proposed Amendment:  

Commercial Land Use Policy A-1: 

The County of Monterey shall allocate land uses and commercial and office 
categories adequate to provide goods and services for the needs of its citizens, other 
Fort Ord jurisdictions and their trade areas.  In the absence of a Specific Plan, 
Commercial Land Uses shall be designated not to exceed the following: as follows. 

Business Park/Light Industrial 

East Garrison District (Polygon 11b): 70 acres, 0.2 FAR, 609,840 feet2 

Office/R&D: 

East Garrison District (Polygon 11b): 25 acres, 0.20 FAR, 217,800 feet2 

Convenience/Specialty Retail: 

East Garrison District (polygon 11b:) 5 acres, 54,461 sq. ft. 75,000 square 
feet of specialty retail and 100,000 square feet of artists’ studio space.  
The groundfloor of live/work units can also be utilized for commercial 
use. 

Square footage limitations shall not apply in areas governed by Specific 
Plans, so long as the Specific Plan sets forth an alternative allocation of 
commercial land uses, including office, research/R&D and 
Convenience/Specialty which total square footage does not exceed the 
aggregate of commercial square footage set forth above.  Such 
alternative allocations may include hybrids of commercial land uses and 
residential uses, including but not limited to, Live Work, Town Center, 
Artists studios, or Mixed Use designations. 

3.2.9 Site Circulation and Parking 
VEHICLE ACCESS AND PUBLIC TRANSPORTATION 

A new main entrance would be located just west of the existing East Garrison Gate, leading to the 
Town Center.  Access will also be provided from Reservation Road by reopening the Watkins Gate 
Road and realigning the upper portion of the roadway.  This road will provide access from the Salinas 
Valley to the project site as well as serve as an access for events at Laguna Seca via Barloy Canyon 
Road (currently served via the old East Garrison Gate).  A portion of Watkins Gate Road will be 
located outside of the project boundary and will require public easements.  Inter-Garrison Road will 
also provide access to other areas of Fort Ord.  A new road will connect Inter-Garrison Road along 
the western project edge to Reservation Road, as depicted in the Reuse Plan and analyzed in the Fort 
Ord Reuse Authority Reuse Plan FEIR (June 1997) (FORA FEIR).  This road will be located within 
approximately 7.5 acres of land, outside the project boundary.  Traffic signals are proposed at the 
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intersections of the main entrance and Reservation Road, Inter-Garrison Road (new roadway) and 
Reservation Road, and Watkins Gate and Reservation Road (see Exhibit 3-10).  

As shown on Exhibit 3-10, most of the roads on the project site will be maintained and governed by a 
CSD and/or an HOA.  The only proposed public roads are those located around the periphery of the 
project: a new Inter-Garrison Road connection to Reservation Road, West Camp Street Watkins Gate 
Road between West Camp Road and Reservation Road will be governed by the County.  

PUBLIC TRANSPORTATION PLAN 

The EGSP area will be served by Monterey-Salinas Transit (see Exhibit 3-11).  Existing Monterey-
Salinas Transit bus routes will be rerouted through the community.  All residences will be located 
within a quarter-mile of a bus stop.  In addition to Monterey-Salinas Transit service, a CSUMB 
shuttle service is proposed between the project site and the campus.  From the Arts District, the 
shuttle will return to CSUMB.  As shown on Exhibit 3-10, the shuttle route will be along Inter-
Garrison Road and the new East Garrison Road to the Town Center and the Arts District.  A 
pedestrian Circulation Plan is designed to accommodate the needs of pedestrians and bicyclists (see 
Exhibit 3-12).   

East Garrison would have a diverse and well-developed pedestrian circulation network.  All streets in 
the community will have sidewalks on at least one side; most will have sidewalks on both sides.  The 
network of sidewalks and paths will connect the three neighborhoods to each other and to the Town 
Center.  Paths and trails along the top of the bluff and throughout the open spaces will extend the 
pedestrian system through the natural areas and parks. 

Traffic calming methods will be used where pedestrians might conflict with automobiles.  For 
example, at locations where local streets terminate at a park, a modified T-intersection will be used to 
slow traffic and to accommodate pedestrian access between the neighborhood and the park.   

The Pedestrian Circulation Plan will implement the regional trail system as proposed in the Reuse 
Plan.  The planned regional hiking trail will extend through the community along sidewalks and 
walking paths assuring continuity of the Inter-Garrison Trail and the Salinas Valley Trail.  

BICYCLE CIRCULATION PLAN 

The FFO and United States Bureau of Land Management (BLM) lands are well-used by bicyclists of 
all types and abilities.  The new EGSP community would provide amenities in the Town Center such 
that it becomes a destination for bicyclists accessing the hundreds of miles of existing trails 
throughout FFO.  The Town Center will have bike racks and parking for recreational cyclists will be 
provided as part of the joint-use Town Center parking reservoir.  A minimum of two kiosks 
illustrating the local and regional bike path network will be provided in the Town Center.   

East Garrison will facilitate the commuter and recreational cycling routes as planned for in the Reuse 
Plan (see Exhibit 3-13).  Class 2 bikeways along Inter-Garrison Road will extend through the 
community (on West Camp Road and Watkins Gate Road).  These facilities will accommodate 
commuters and visitors destined for the Town Center and recreational bicyclists destined for the Fort 
Ord trail system.  Bike facilities within the community will connect to roadways and bike facilities at 
Inter-Garrison Road, Watkins Gate Road, Barloy Canyon Road, and Reservation Road.
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PARKING NETWORK 

The EGSP calls for parking spaces to be located on-street, in designated lots, and on private 
properties accessed via rear lanes (see Exhibit 3-14).  Residential parking will be off-street, accessed 
by way of the proposed rear lane network.  A minimum of two off-street parking spaces per house is 
required, but many homes will be designed to accommodate three to four cars on-site by using 
tandem parking or multi-car garages, in conjunction with parking pads or courts.   

Locating residential parking behind houses creates the opportunity to build streets accommodating 
parking on both sides.  Neighborhood parks are typically served by on-street parking, and the 
Community Park has two designed off-street lots.   

The Town Center will be served by a series of designated lots and on-street parking.  The 100,000 
sq ft of cultural land uses will be served by a combination of parking adjacent to historic buildings, 
designated lots, and on-street parking while large events may require shuttle service from remote lots 
on the base, similar to the strategy used for other regional events. 

3.2.10 Utilities 
Existing water, wastewater, and storm drain facilities on the site were constructed and operated to 
serve the former military installation.  All existing infrastructure within the EGSP area, with the 
exception of a new sanitary pump station at the main gate, will be replaced.  The new community will 
be served by water, sewer, and power lines that currently extend to the edge of the site, primarily 
along Inter-Garrison Road.   

The Marina Coast Water District (MCWD) owns and maintains the water/sewer system.  The County 
has reserved up to 470-acre-feet per year of potable water to serve the project pending processing and 
environmental review of East Garrison Partners’ application.  The Board of Supervisors will be 
required to allocate water to the EGSP project as part of the contemplated project approvals.  The 
MCWD requires that East Garrison Partners I, LLC enters into a Construction and Transfer of Water, 
Sewer, and Recycled Water Infrastructure Agreement, which outlines additional terms and conditions 
including benefit assessment fees for the project. 

WATER SYSTEM  

Existing water distribution system facilities within the project footprint include two above ground 
200,000-gallon water storage tanks, two booster pump stations, 12-inch water mains, 6- to 8- inch 
distribution pipelines, water service connections, and related appurtenances.  All of these existing 
facilities will be removed and disposed of in an approved offsite location and replaced with a new 
water distribution system that will include 12- to 16-inch diameter main distribution pipelines and 
appurtenances.   

An additional 4-million gallon reservoir and its booster station are planned to be constructed by 
Marina Coast Water District (MCWD) adjacent to the existing off-site reservoir.  According to 
MCWD’s recently adopted Water Supply Master Plan, Capital Improvement Program (June 2004), 
this reservoir is required to meet water storage requirements in Year 2004 (refer to Table 7-1, Water 
Supply Master Plan).  A portion of the new reservoir capacity is estimated for use to meet the 
commercial fire flow and fire suppression requirements of the EGSP project with the remaining 
storage capacity used to accommodate water storage requirements of future development on the 
remaining portion of the Ord Community (as addressed in the Reuse Plan).  The volume required to 
accommodate the water storage requirements of the EGSP project has been estimated to be 
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approximately 20 percent of the total storage volume planned for construction pursuant to the 
description of the planned development.  In addition, the MCWD plans to construct a large water 
transmission line as part of any roadway construction project from Reservation Road to and along 
West Camp Street to Watkins Gate.  This pipeline would serve planned development identified in the 
Reuse Plan and analyzed in the Reuse Plan FEIR. 

POTABLE WATER AUGMENTATION 

There are no existing potable water augmentation facilities at the project site.  Future construction of 
those facilities will be determined based on the conclusions of MCWD’s Regional Urban Water 
Augmentation Project.  The water supply for FFO and MCWD will be augmented through either the 
use of recycled water or a seawater desalination plant, or a combination of the two.  These projects 
are not part of the EGSP.  New recycled water distribution pipelines and appurtenances may be 
constructed within the Inter-Garrison Road right-of-way (ROW).  Uses of recycled water, if required 
by the MCWD, will be limited to non-potable use for irrigation of landscapes, medians, parks, and 
playgrounds.   

WASTEWATER COLLECTION SYSTEM 

Existing facilities include a non-operating wastewater treatment plant, a pump station, a collection 
system and related appurtenances.  All of these facilities will be removed and replaced with a new 
wastewater collection system that will include 8- to 12-inch diameter gravity mains that will collect 
wastewater flows and convey them to the existing pump station.  

The existing pump station improvements are required to provide additional capacity to service the 
buildout wastewater flows from the project.  An emergency generator will be required for the lift 
station.  The pump station will direct wastewater flows from the project into an existing force main 
(recently installed) and gravity sewer system along Reservation Road to the Monterey Regional 
Water Pollution Control Agency’s interceptor.  The project will require the construction of a parallel 
main.  Pump station improvements and other wastewater collection system improvements from the 
project site to the interceptor will need to be addressed as determined by the MCWD and prior to each 
phase of the EGSP project.  Construction of needed improvements will be completed by the East 
Garrison developers. 

STORM DRAIN SYSTEM 

Monterey County policy requires that the 100-year post-development storm water flows do not 
exceed the 10-year predevelopment storm water flows.  The EGSP project will include three storm 
water detention/percolation basins to reduce peak flows to meet these requirements.  The reduced 
storm water flows will leave the site through two existing storm drainpipes under Reservation Road 
and into the adjacent properties where drainage from the site has historically been conveyed. 

3.2.11 Land Clearing Activities 
The project site will be graded to create building pads.  The proposed grading will balance within the 
project site and require the movement of approximately 1,400,000 cubic yards of soil.  Although the 
project will be developed in three neighborhood phases, all of the grading for Phases 1 and 2 will 
occur as part of the first phase.  The third phase will require substantially less grading and will occur 
during Phase 2 residential construction. 

The density proposed for the community, as well as the grading required to create such a dense 
community, requires the removal of significant amounts of vegetation.  Fifty-three (53) acres of oak 
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woodland and 38 acres of oak savannah will be removed, predominantly in the western 
neighborhoods.  Other vegetation communities removed include grassland, coastal scrub, and 
ruderal/disturbed communities.  However, the project would result in the preservation of 249 acres of 
oak woodland, 196 acres of maritime chaparral, and 18 acres of grassland previously slated for 
development under the HMP.  

3.2.12 Historic Preservation 
A programmatic agreement exists between the Department of the Army Advisory Council on Historic 
Preservation and the California State Historic Preservation Officer regarding existing areas and 
buildings in East Garrison.  The Army has agreed to attach covenants to the deed of those East 
Garrison buildings that have been determined to be contributors to the National Register Historic 
District.  The agreed upon covenant dictates that buildings be maintained in accordance with the 
guidelines of The Secretary of the Interior’s Standards for Rehabilitation Guidelines for 
Rehabilitating Historic Structures.  All construction in the Historic District will comply with the 
Guidelines for Rehabilitating Buildings at the East Garrison.   

Of the 34 buildings determined to be contributors to the National Register Historic District, 23 will be 
retained and 11 will be removed.  In addition, a family cemetery and some non-historic structures (a 
Chapel, and possibly the Battle Simulation Building and Theater) will be preserved.   

3.3 PROJECT OBJECTIVES 
The original vision of East Garrison and the project site is derived from the goals and objectives of 
Reuse Plan (June 1997), MCGP (1982 as amended in 2001), and the Redevelopment Plan (2002) for 
East Garrison.  Additionally, the Department of Defense is under a legislative mandate to implement 
base reuse goals and objectives, which are included in the project objectives, and which have been 
stated in the Army FEIS and FORA FEIR.  The objectives of the EGSP build upon those goals and 
objectives, in addition to drawing on those goals stated by stakeholders during the planning process.  
The overall objectives of the EGSP project are as follows: 

• Consistent with the Reuse Plan and its FEIR, the project would provide for the reuse and 
development of the base area in ways that enhance the economy and quality of life of the 
Monterey Bay community. 

• Consistent with the Army FEIS, the project would provide for the transition of the FFO to 
civilian use. 

• Give high priority to local economic redevelopment during reuse of Fort Ord. 

• Create a public/private partnership that is financially feasible and fiscally responsible; one in 
which the Redevelopment Agency as the land seller, receives part of its compensation as a 
percentage of the net profits. 

• Ensure new development pays for 100 percent of infrastructure and services needed to support 
the new community. 

• Establish mechanisms for maintaining and operating private infrastructure. 

• Design efficient infrastructure systems that avoid or minimize impacts on the environment. 
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• Assist the Redevelopment Agency in obtaining the available property to implement its 
redevelopment plan. 

• Allow the creation of much needed housing in the community. 

• Create a mixed-income community with a broad range of housing opportunities that are 
affordable by design. 

• Target development areas where impacts on the environment will be avoided or minimized. 

• Create a compact, efficient community with a minimal footprint. 

• Integrate the surrounding native habitats into the open spaces within the community. 

• Create buffers around the community that help transition from a native habitat/ecosystem to an 
urban habitat/ecosystem. 

• Encourage multi-modal transportation opportunities, especially bicycle, pedestrian, and transit 
by providing a compact mix of uses, small blocks, interconnected streets, sidewalks, and traffic 
calming measures, such as traffic circles and buildout. 

• Reduce groundwater consumption with water reclamation programs, drought-tolerant 
landscaping, and groundwater recharge efforts. 

• Support all provisions of the Installation-Wide Multispecies Habitat Management Plan for 
Former Fort Ord (April 1997) as amended. 

• Collaborate with Monterey-Salinas Transit (MST) and CSUMB to assure the entire community 
is well served with transit. 

• Minimize the amount of impervious surfaces by minimizing the widths of streets. 

• Create a diverse mixed-income community with a full spectrum of life-cycle housing 
opportunities. 

• Celebrate the history of the site by reusing existing buildings and structures where feasible. 

• Create a destination for artists that imbues the entire community with creative spirit. 

3.4 INTENDED USES OF THIS DSEIR 
This DSEIR is being prepared by the County of Monterey to assess the potential environmental 
impacts that may arise in connection with actions related to implementation of the EGSP.  Pursuant to 
§ 15367 of the California Environmental Quality Act (CEQA), the County of Monterey is the lead 
agency for the proposed project and has discretionary authority over the EGSP and project approvals.  
It is the County’s intent to rely on this DSEIR in determining whether to approve the EGSP and all 
infrastructure and development improvements contained in the EGSP and whether to take associated 
discretionary actions related to implementation of the EGSP. 
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3.4.1 Discretionary and Ministerial Actions 
As identified previously, discretionary approvals and permits are required by the County for 
implementation of the EGSP.  The EGSP application will require a number of discretionary approvals 
and actions including: 

• General Plan Amendment - Board of Supervisors 
• Specific Plan Adoption - Board of Supervisors 
• Zoning Ordinance Amendment - Board of Supervisors 
• Master Vesting Tentative Map Approval - Board of Supervisors 
• Development Agreement - Board of Supervisors 
• Water Allocation - Board of Supervisors 

Subsequent ministerial actions may be required for the implementation of the EGSP including: 

• Encroachment Permits - Public Works Department 
• Grading Permits - Monterey County Planning and Building Inspection Department (MCPBID) 
• Building Permits - MCPBID 
• Demolition Permits - MCPBID, MBUAPCD 

3.4.2 Responsible and Trustee Agencies 
A number of other agencies, in addition to the County of Monterey, will serve as Responsible and 
Trustee Agencies, pursuant to CEQA Guidelines § 15381 and § 15386, respectively.  More 
specifically, this DSEIR will provide environmental information to these agencies and other public 
agencies, which may be required to grant approvals or take other action as part of project 
implementation.  These agencies may include, but are not limited, to the following: 

• Monterey County Redevelopment Agency 
• Fort Ord Reuse Authority 
• U.S. Fish and Wildlife Service 
• California Department of Transportation 
• Local Agency Formation Commission of Monterey County 
• Central Coast Regional Water Quality Control Board 
• Marina Coast Water District 
• Monterey Bay Unified Air Pollution Control District 
• California Department of Fish and Game 
• California Department of Toxic Substance Control 
• California Environmental Protection Agency 
• California State Historic Preservation Office  

Briefly, some of the other actions that must be taken by other agencies necessary to implement the 
project are: 

• Redevelopment Agency.  The project requires that the Redevelopment Agency enter into a 
Disposition and Development Agreement with East Garrison Partners governing conveyance of 
the property.  The Redevelopment Agency will act as a responsible agency under CEQA. 
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• Road Easements and Permits.  The project will require road easements and a right-of-entry 
permit for the new road connecting Inter-Garrison Road with Reservation Road, a portion of 
Watkins Gate Road, and a portion of West Camp Road.  This easement and right-of-entry 
permit will be obtained from the U.S. Army and will require compliance with the National 
Environmental Policy Act, which is applicable to major Federal discretionary actions.   

• CDFG Permit.  The project will require the California Department of Fish and Game to issue 
an individual incidental take permit (Section of 2081 of the Fish and Game Code) for 
disturbance of sand gilia habitat.   

• Obtain Discharge Permit from RWQCB.  Project construction will require a National 
Pollutant Discharge Elimination System permit from the Central Coast Regional Water Quality 
Control Board (RWQCB).  A Storm Water Pollution Prevention Plan must be submitted in 
order to obtain the permit.  The RWQCB will act as a CEQA responsible agency. 

• LAFCO Review.  The Local Agency Formation Commission (LAFCO) of Monterey County 
must approve a Sphere of Influence Amendment and the annexation of the project area into the 
MCWD and Salinas Rural Fire Protection District.  LAFCO will prepare a Municipal Services 
Review prior to these approvals.  The project also requires the creation and approval of a 
Community Services District.  Information contained in this DSEIR will be used by LAFCO to 
approve the Sphere of Influence Amendment and the formation of the Community Services 
District.  LAFCO will act as a CEQA responsible agency.  MCWD expects to annex all 
portions of FFO into their district under one LAFCO action. 

• Obtain Additional Water Storage.  Prior to construction of commercial land uses on the 
project site, the MCWD will need an easement or property to provide for an additional water 
storage tank.  MCWD has adopted a Water Master Plan identifying water needs for the former 
Fort Ord.  The tank and pipe sizes and locations will need to be in conformance with the 
MCWD Master Plan. 
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