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Downtown Specific Plan + EIR
Advisory Meeting #5 | October 6, 2021

City of Watsonville

RAIMI + ASSOCIATES |   SARGENT TOWN PLANNING  |   EPS   |   RINCON   |   NELSON/NYGAARD   |   KEITH HIGGINS   |   BKF   

This meeting is being recorded and livecast on 
Facebook
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Zoom – What You Need To Know
▪ Interpretation

La interpretación en simultáneo para esta reunión se dará en los 
siguientes idiomas:

Español (Carlos) – bajo la opción Español

Por favor haz clic en el icono INTERPRETATION en tu barra de 
herramientas para acceder al idioma deseado

This meeting is being recorded and livecast on 
Facebook
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Zoom – What You Need To Know

Mute/
Unmute

Video
Raise 
Hand
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Zoom – What You Need To Know

For any technical difficulties, please email Elena 
Ortiz at elena.ortiz@cityofwatsonville.org

Para cualquier dificultad técnica, envíe un correo 
electrónico a Elena Ortiz a 

elena.ortiz@cityofwatsonville.org

mailto:elena.ortiz@cityofwatsonville.org
mailto:elena.ortiz@cityofwatsonville.org
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Welcome and Introductions
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Project Team Introductions
City Staff
▪ Suzi Merriam, Community Development Director

▪ Justin Meek, Principal Planner

▪ Carlos Landeberry, Housing Manager

Consultant Team
▪ Simran Malhotra, Principal, Raimi + Associates

▪ Jasmine Williams, Senior Planner, Raimi + Associates

▪ Peter VanderWal, Principal, Sargent Town Planning

▪ Andrew Krizman, Senior Associate, Sargent Town Planning
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Advisory Committee 
▪ Jane Barr

▪ Eduardo Cervantes

▪ Gina Cole

▪ Maria Elena De la Garza

▪ Francisco Estrada, Councilmember

▪ Aurelio Gonzalez

▪ Neva Hansen

▪ Felipe Hernandez

▪ Sylvia Luna

▪ Carmen Herrera Mansur

▪ Sal Orozco

▪ Ben Ow

▪ William Ow

▪ Manuel Rodriguez

▪ Shaz Roth

▪ Tony Scurich

▪ Brian Spector

▪ Jenni Veitch-Olson
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Agenda

Welcome! Tonight, we will…

• Updates on progress to date

• What We’ve Heard So Far & 
Community Survey #2

• Educational on Zoning

• Review and receive feedback on the 
proposed Zoning Framework
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Specific Plan Process 
Overview
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Specific Plan Process Overview

We are 
here

Existing 
Conditions + 

Visioning

Guiding 
Principles + 

Overall 
Framework

Alternatives
Plan 

Development
+ EIR

Review + 
Adoption

Fall 2019 -
Summer 

2020

Fall 2020 –
Winter 

2021

Spring –
Summer  

2021

Summer -
Fall 2021

Winter -
Spring 
2022

2 AC 
Meetings

1 AC 
Meeting

1 AC 
Meeting

4 AC 
Meetings

2 AC 
Meetings
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Efforts since Advisory Committee Meeting #4
▪ Character areas 

o Refinement of boundaries

o Placemaking priorities

▪ Public realm design refinements

o Street network

o Bicycle network

▪ Opportunity sites

o Conceptual plans 

▪ Survey Results
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What We’ve Heard So Far
Overall Engagement & Community Survey #2
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Community Engagement Efforts to Date
▪ Stakeholder Interviews & Focus Groups

▪ Advisory Committee Meetings (4) and Interviews

▪ Community-Wide Workshops (2)

▪ Online Engagement 

o Draft Themes and Guiding Principles Feedback (100 comments)

▪ Community-Wide Surveys (2)

o Strengths, Issues, and Opportunities Survey (666 respondents)

o Public Spaces, Character Areas, Streetscape & Bike Network (257 
respondents)
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Community 
Survey #2 Results
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Community Survey #2
Responses
▪ Open May 6 – June 17, 2021

▪ 257 responses*, 23 in Spanish

*not all respondents answered every 
question in the survey 

Survey Outreach
o Facebook

o City website

o Email database

o High School Students Zoom 
Meeting (Empower 
Watsonville/PVPSA)

o Chamber of Commerce email blast

o Farmers’ Market Pop Ups (5) 
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9%

8%

17%

17%

35%

11%
3%

Under 18

18 - 24

25-34

35-44

45-64

65 -74

75 or older

Respondent Age & Race Breakdown

31%

2%3%

0%

1%
1%

51%

10% White (Not Hispanic)

Black/African American

Asian

Native American or
Alaska Native

Native Hawaii and/or
other Pacific Islander

Middle Eastern or North
African

Hispanic, Latino, or
Spanish Origin
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Respondent Location of Residence

8%

46%

19%

8%

5%

14%

Downtown

Elsewhere in the City of
Watsonville
Neighborhoods
adjacent to Downtown
Other (please specify)

Pajaro/Monterey
County
Santa Cruz County

FIX ORDER 
OF LEGEND
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Character Area 
Survey Responses
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Revised 
Downtown 
Character 
Areas
▪ Downtown Core

▪ Civic Core

▪ Gateway

▪ Commercial Flex

▪ Residential Flex

▪ Workspace / Industrial 

▪ East Neighborhood

▪ West Neighborhood
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Big Ideas For The Future of Downtown – Top 5 
Priorities

5.7

5.9

5.8

5.9

4.2

5.0

4.6

4.3

4.1

0.0 1.0 2.0 3.0 4.0 5.0 6.0 7.0

Retain Downtown’s historic architecture and character.

Build on and extend Downtown’s walkable scale.

Activate Downtown with new uses, special events and
programming.

Provide streetscape improvements - additional lighting, shaded
sidewalks, plantings.

Improve the public space through public art and community
driven murals.

Re-imagine Main Street right-of-way to prioritize the pedestrian
experience and create a sense of space.

Provide more housing choices and maintain affordability.

Improve bicycle and pedestrian connectivity and safety.

Address traffic speed and congestion concerns.

Retain Downtown’s historic Architecture & Character.

Build on and extend Downtown’s walkable scale.

Activate Downtown with new uses, special event and 
programming.

Provide streetscape improvements- additional lighting, shaded 
sidewalks, plantings.

Re-imagine Main Street right-of-way to prioritize the 
pedestrian experience and create a sense of space.

257 responses
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Historic Downtown Core – Top Three Priorities

4.7
4.3

4.1

3.3

2.8

2.0

0.0

0.5

1.0

1.5

2.0

2.5

3.0

3.5

4.0

4.5

5.0

Develop more
active ground

floor uses (retail
and restaurants),
with housing and

office above.

Allow and
encourage

outdoor dining.

Improve
walkability with
streetscape and

public
improvements
such as wider

sidewalks,
parklets, and

street
furnishings.

Provide active
streets featuring

continuous
buildings, new

shopfronts, and
rehabilitated

façades.

Enhance
connectivity and
safety with alleys
and paseos that

provide
pedestrian-only
cut throughs in

large blocks.

Create an
organization to
implement and
manage things
such as shared
parking supply,

branding &
wayfinding
program,

programming of
special events,

etc.
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Civic Core  – Top Two Priorities

3.3

2.3

1.9

2.5

0.0

0.5

1.0

1.5

2.0

2.5

3.0

3.5

Redevelop the majority city-
owned block bound by Main 
Street, Maple Street, Union 
Street, and First Street with 

active, mixed-use infill –
including retail, housing, 

entertainment, and civic uses. 
Design of this site would allow 

higher densities and height

Redevelop the Post Office site
by restoring a street grid

through the site and allowing
mixed use infill.

Use excess parking capacity in
the Civic Center parking

structure to serve the new
development.

Provide streetscape and public
improvements such as wider

sidewalks, and street
furnishings to improve

walkability along Main Street
and Rodriguez Street.
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Commercial “Flex” – Top Three Priorities

3.7

2.5

3.6

2.7 2.6

0.0

0.5

1.0

1.5

2.0

2.5

3.0

3.5

4.0

Encourage mixed-use
development with
active ground floor
commercial uses on

Main Street or
Rodriguez Street.

Allow stand-alone
residential

development on
Rodriguez Street.

Revitalize and
adaptively reuse
historic buildings.

Enhance connectivity
and safety with new

pathways and paseos
within large blocks

that create
pedestrian-only cut

throughs.

Provide streetscape
improvements such
as new landscaping

and street
furnishings.



Downtown Watsonville Specific Plan | 24

East Neighborhood – Top Two Priorities

2.8
2.4

2.1

2.8

0.0

0.5

1.0

1.5

2.0

2.5

3.0

Adaptively reuse 
Martinelli’s with uses 

such as residential, 
commercial/office, 
civic, educational, 

makerspaces.

Encourage
neighborhood-scale

multifamily residential
projects as infill
development.

Allow neighborhood-
scale mixed-use
development.

Incentivize adaptive
reuse of historic homes

with uses that value
architectural

landmarks such as bed-
and-breakfasts,

restaurants, coffee
shops, and art

galleries.
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West Neighborhood– Top Three Priorities

2.9 2.8
2.5

1.8

0.0

0.5

1.0

1.5

2.0

2.5

3.0

3.5

Allow neighborhood-
scale multifamily

residential
development.

Encourage live-work
spaces.

Allow neighborhood-
scale mixed-use
development.

Encourage maker
spaces and light
industrial uses.
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Workplace/ Industrial District Neighborhood– Top Two 
Priorities

2.5

2.4

2.7

2.4

2.2

2.3

2.4

2.5

2.6

2.7

2.8

Allow neighborhood-
scale multifamily

residential
development.

Encourage live-work
spaces.

Allow neighborhood-
scale mixed-use
development.

Encourage maker
spaces and light
industrial uses.
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Open-Ended Responses
▪ Strong desire to preserve the historic look and feel of downtown. Newer buildings 

should complement the historic character of downtown. 

▪ Concern about homelessness/mental health issues as well as safety. Incorporate clean 
up strategies and lighting to increase safety while also supporting pedestrians and 
cyclists. 

▪ Create a vibrant and navigable downtown by incorporating more gateways, streetscape 
amenities, usable outdoor spaces, wayfinding, and signage. 

▪ Create a mixture of uses and experiences. Incorporate more anchor retail, grocery 
stores, restaurants, coffee shops (small businesses), and youth specific establishments. 

▪ Housing is a priority. Housing should aim to be specifically affordable and geared toward 
diverse groups of middle- or low-income residents. 

▪ Gentrification and displacement concerns are an issue. Preserve Watsonville’s historic 
and cultural identities which includes its architecture and people. 
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Public 
Environment 

Responses
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Main Street (SR 152 between Lake & Beach)
What is your level of agreement or disagreement 
with the following strategies suggested to support 
enhancing the pedestrian environment and safety on 
Main Street?

60 ft Curb-to-Curb

2 travel lanes + left turn + parking both sides + parklets

28%

43%
34%

20%

34%

30%

19%

11%

18%12%

3%
9%

21%

9% 8%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Reduce the number of lanes on
Main Street to calm traffic and
make it safer for pedestrians.

Allow parklets (temporary or
permanent) to allow space for

outdoor dining.

Widen sidewalks to allow more
room for pedestrians.

Strongly Agree Agree Neutral Disagree Strongly Disagree

77%

64%

48%
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E Beach Street (SR 152)
What is your level of agreement or disagreement 
with potentially converting East Beach Street & East 
Lake Avenue into two-way streets?

50 ft Curb-to-Curb
2 travel lanes + parking both sides + sidewalk/parklet zone

39% 39%

11%

4%

8%

0%

5%

10%

15%

20%

25%

30%

35%

40%

45%

Strongly
Agree

Agree Neutral Disagree Strongly
Disagree
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Regional Bike Connections
What is your level of agreement or 
disagreement with the strategies proposed to 
support the enhancement of local and 
regional bike connections?

35% 37% 41%
33%

34%
37%

35%

36%

22%
19% 19%

23%

6% 3% 2% 4%
4% 5% 3% 4%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Enhance North-South bike
connections on Rodriguez
and Walker Streets with

improvements to existing
bike facilities.

Connect the Rodriguez
Street bike lanes to the
Pajaro Levee trail and

Provide bicycle connections
to the bike path on Main

Street.

Connect Walker Street bike
lanes to the Pajaro Levee
trail and to the bike path

along the Watsonville
Slough.

Enhance east-west
connections by

implementing bicycle routes
on streets that carry less

traffic than others such as
West 5th Street and 2nd

Street.

Strongly Agree Agree Neutral Disagree Strongly Disagree

69%
74% 76%

69%
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Open-Ended Responses
▪ Overwhelming desire to incorporate parklets and widened sidewalks into the downtown 

yet there is less agreement with reductions in parking and travel lanes. Continue 
discussions re. trade-offs of related to wider sidewalks and/or parklets. There will 
undoubtedly be the need to take space from travel lanes or parking to accommodate 
these enhancements. 

▪ Desire for a pedestrian and bicycle friendly environment in Watsonville. Create an 
environment that is more friendly for active mode travelers.

▪ Traffic concerns are linked to reduced bicycle and pedestrian safety.

▪ Concerned about the need to reduce traffic and fear that traffic could become worse on 
streets such as Riverside Drive and Lake Street. 
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Questions?
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Zoning Code Framework Plan
Zoning 101, Regulating Plan, Regulating Topics, 
Typologies
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Coding The 
Downtown 

Vision
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Implementing the Vision of the Character Areas

The Code is a tool for regulating 
and implementing the vision for 
downtown that has been expressed 
through character areas.

Environments to Implement:

▪ Active core of Downtown

▪ Extensions of the core

▪ Workplace industrial environment

▪ Flex Downtown neighborhoods

▪ The neighborhood-adjacent edges 
of downtown

THE ROLE OF THE CODE
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v

Conventional vs. “Form-Based” Zoning
Conventional Zoning Features / 
Limitations:
▪ Disconnect between land use, urban form and 

design:

▪ (Over)emphasizes regulation of land uses (over 
building form & character);

▪ Can cause unforeseen abrupt transitions;

▪ Limits “Mixed-Use” to a Building Type rather 
than a Place Type / Environment

▪ Regulates density & volume (F.A.R / D.U.A) but 
provides very little control/predictability over 
building form; 

▪ Provides limited housing variety and choice;

▪ Disconnect between public and private realm; 
(Standards typically stop at property line – often 
causing dead/blank frontages);

HOUSING TRANSECT
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Conventional vs. “Form-Based” Zoning
Form-Based ( + “Context Aware”) 
Zoning Features / Advantages:
Core idea is creating and shaping public space with 
buildings – a.k.a “Placemaking”

▪ Emphasizes Built Form, with standards for 
building form and mass consciously based on 
context and/or desired character

▪ Strong attention to streetscape and public realm 
design - and the role of public and private 
frontages in shaping and activating the public 
realm

▪ Provides flexibility with regard to land use, 
emphasizing active, mixed-use places that can 
evolve and adapt to the needs of a place over 
time 
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Active Public Realm 
Environment

(Public & Private Frontages)
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Active Public Realm Environment
Downtown’s Active Public 
Realm
▪ A network of streets and public 

spaces connect and unify the 
great variety of uses and building 
forms Downtown.

▪ The Code prioritizes the 
relationship between the ground 
floors of buildings and the public 
realm – a.k.a. “Frontages”
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Active Public Realm Environment
Creating “Active Frontages”

▪ To facilitate an active public realm 
environment, Frontages must be 
designed and calibrated (to 
ground floor use and urban 
context) to provide a mutually 
beneficial relationship between 
the public and private realms.

Commercial Residential

CommercialCivic / Office
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Active Public Realm Environment
Frontage Design & 
Calibration
▪ “Public Frontage” refers to the 

space between travel lanes and 
the private property, and must 
accommodate a variety of needs 
and functions;

▪ “Private Frontage” refers to the 
space between the property line 
and a building’s entry / façade; 

▪ Careful design and calibration of 
both ensure an “activatable” 
public realm (“just add people…”)

RETAIL & COMMERCIAL FRONTAGES

Public 
Frontage

Private 
Frontage
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RETAIL & COMMERCIAL FRONTAGES

Active Public Realm Environment
Frontage Design & 
Calibration
▪ Frontages must be calibrated to 

the needs of their “urban 
context” or “Character Area” (i.e., 
very urban vs. less urban 
environment)

▪ … As well as to the needs of the 
ground floor use (i.e., Commercial 
prioritizes openness & exposure, 
whereas residential prioritizes 
comfort & privacy) 

RESIDENTIAL FRONTAGES
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Frontage Design & Calibration

Active Public Realm Environment

▪ As well as to existing 
physical context (i.e., 
roadway & sidewalk width, 
roadway capacity, etc.) 
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Active Public Realm Environment
Flexible Frontages
Flexible Frontage design can 
accommodate a variety of active 
ground floor uses (residential, live-
work, or commercial), with only 
minor adjustments needed to adapt 
to the needs of the time. This is 
especially useful where retail 
frontage is desired in the future, but 
near-term demand will not yet 
support it.
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Questions?
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The Active Downtown 
Core

(Built Form and Urban 
Character)
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Main Street and the area around 
Watsonville Plaza are intended to 
be the most active environment 
downtown.

▪ Buildings shape and activate 
the public realm with 
continuous streetwall;

▪ Ground floor facades in the 
form of shopfronts with most 
active uses;

▪ Sidewalks are comfortable and 
well furnished, allow for 
sidewalk dining and other 
activities 

Activated Public Realm

The Active Downtown Core
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Shopfront Transparency
Shopfronts provide visual interest to 
the street while benefiting from 
exposure to customers.

The Active Downtown Core



Downtown Watsonville Specific Plan | 50

The Active Downtown Core
Seamless Indoor/Outdoor 
SpacesOpenable shopfronts blur the line 
between public and private realms, 
enhancing the experience of both.
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The Active Downtown Core
Active Residential Frontages

Ground floor residential uses with 
sufficient privacy while enabling 
residents to overlook the streets to 
foster a safe, comfortable 18-hour 
environment.



Downtown Watsonville Specific Plan | 52

The Active Downtown Core
Frequency of Entries

Building entries – including shopfronts 
and common entries – occur frequently 
– typically every 25-100 ft 

Main St, 
Watsonville
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The Active Downtown Core
Generous Ground Floor 
Height
Prominent, tall ground floors create 
spaces full of natural light and air, and  
create a strong base for buildings.

Ground floors will be required to be 
taller in the Downtown Core (and 
extensions) to accommodate ground 
floor commercial uses.
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Building Heights

The Active Downtown Core

Buildings Heights will be tallest in 
the Downtown Core in order to 
activate and define the public 
realm.

▪ Building Heights of up to 4-6 
stories;

▪ New buildings must be compatible 
with and transition elegantly to 
existing buildings.
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The Active Downtown Core
Massing & Façade 
Composition
Projects of all sizes – whether a 
building on a small lot, or a project 
encompassing an entire block – are 
composed of masses and façade 
increments reflective of the historic 
downtown;

▪ Horizontal increments of the original 
downtown plat; typically 25’- 50’ 
(and occasionally wider);

▪ Typically accomplished via change of 
architectural composition, or vertical 
change (stories or parapet height)

Main St, 
Watsonville
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The Active Downtown Core
Massing & Façade 
Composition
Building architecture need not employ 
any historic architectural styles, but 
should employ certain basic façade 
composition and organizational 
principles characteristic of California 
downtowns.

In general, this includes large ground 
floor shopfront openings, with upper 
floor windows generally “stacked” 
above.
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The Active Downtown Core

Extensions outward of the Core 
environment along the primary 
streets.

▪ Buildings shape and activate the 
public realm

▪ Active ground floor frontages –
greater flexibility with regard 
to use (including residential 
and office)

▪ Sidewalks are comfortable and 
well furnished

Downtown Corridors
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The Active Downtown Core
Flexible Frontages
Flexible Frontage design can 
accommodate a variety of active 
ground floor uses (residential, live-
work, or commercial), with only 
minor adjustments needed to adapt 
to the needs of the time. This is 
especially useful where retail 
frontage is desired in the future, but 
near-term demand will not yet 
support it.
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Questions?

POLL
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Flex Downtown 
Neighborhoods

(Built Form & Urban 
Character)
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Downtown “Flex” Neighborhoods

The neighborhoods surrounding the 
Downtown Core can include wide 
range of (compatible) uses in 
coherent neighborhood patterns:

▪ Active, comfortable, public realm 
environment, with a distinct 
neighborhood character;

▪ Flexible mix of uses in generally 
“neighborhood-scale” buildings;

▪ Building scale typically 2-4 stories; 
“Context-aware” / compatibility 
standards critical. Particularly 
along neighborhood edges.

Flexible Mixed-Use 
Neighborhood
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Downtown “Flex” Neighborhoods
Neighborhood-Scale Building Types

Code may define specific “Neighborhood-Scale” building types allowed in this Zone:

HOUSING TRANSECT

DOWNTOWN WATSONVILLE

NEIGHBORHOOD 
COMMERCIAL / 
“LIVE-WORK”

SMALL-LOT 
HOUSE

SMALL-LOT 
HOUSE MULTI-PLEX
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Downtown “Flex” Neighborhoods
Neighborhood-Scale Building Types

SMALL-LOT / SIDE YARD HOUSE (15 DUA)
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Downtown “Flex” Neighborhoods
Neighborhood-Scale Building Types

MULTIPLEX 4-8 UNITS (15-25 DUA)



Downtown Watsonville Specific Plan | 65

Downtown “Flex” Neighborhoods
Neighborhood-Scale Building Types

ATTACHED / ROWHOUSE (20-25 DUA)
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Downtown “Flex” Neighborhoods
Neighborhood-Scale Building Types

COURTYARD HOUSING (SURFACE-PARKED) 
(20-25 DUA)
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Downtown “Flex” Neighborhoods
Neighborhood-Scale Building Types

WALKUP APARTMENTS (25- DUA)
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Questions?

POLL
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Workplace / Industrial

The existing industrial district along 
Walker street may be preserved and 
evolved over time to support the 
changing needs of downtown.  
Priorities to confirm:

▪ Supporting the needs of existing 
businesses / preserving existing 
industrial uses?

▪ Providing guidelines for adaptive 
reuse of industrial buildings?

▪ Enabling infill development of 
new uses? Where?

▪ Tactical public realm 
improvements that unify the 
district?

Downtown Workplace District
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Workplace Industrial Environment

New industrial or residential uses 
could be subject to discretionary 
review in order to prevent the 
unintended displacement of 
businesses.

Support / Preserve Existing 
Uses
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Workplace Industrial Environment

A variety of uses can creatively fill 
structures which are no longer needed 
for industrial uses.

Adaptive Re-use of Buildings
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Workplace Industrial Environment

Vacant or underutilized sites may be 
redeveloped, especially near existing 
and potential multi-modal connections.

Historic Depot

La
ke

 A
ve

Infill Development & 
Tactical Public Realm 
Improvements
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Questions?

POLL
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Example Regulating 
Plan
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Example Regulating Plan
Zones and Overlays
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Example Regulating Plan
Zones and Overlays

This is a flexible tool we will calibrate 
throughout the planning process.
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Discussion



Downtown Watsonville Specific Plan | 78

Questions for Discussion 
▪ Are these the right topics for the Code to address? Are we missing 

anything?

▪ Affordable housing is incentivized by some of the new State laws.  
Are there other key community benefits that the Code should 
incentivize? 
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Public 
Comments

(2 minutes per speaker)
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Wrap-up & Next Steps
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Next Steps

▪ Drafting The Plan

o Refined Code

o Streetscape Design

o Traffic and Parking

▪ Plan Review

o Winter 2021/ Spring 2022
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Downtown Specific Plan + EIR
City of Watsonville

RAIMI + ASSOCIATES |   SARGENT TOWN PLANNING  |   EPS   |   RINCON   |   NELSON/NYGAARD   |   KEITH HIGGINS   |   BKF   

Advisory Meeting #5 | October 6, 2021


