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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 – 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 | Esta reunión está siendo grabada 
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Zoom – What You Need To Know

Mute/
Unmute

Video Send in your questions 
+ comments

Raise 
Hand
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Zoom – What You Need To Know

For any technical difficulties, please email Celia Castro at 
celia.castro@cityofwatsonville.org

Para cualquier dificultad técnica, envíe un correo 
electrónico a Celia Castro a 

celia.castro@cityofwatsonville.org

mailto:celia.castro@cityofwatsonville.org
mailto:celia.castro@cityofwatsonville.org
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Welcome & 
Introductions
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Project Team Introductions
City Staff
 Suzi Merriam, Community Development Director
 Justin Meek, Principal Planner
 Celia Castro, Permit Technician
 Carlos Landaverry, Housing Manager, Interpreter

Consultant Team
 Simran Malhotra, Principal, Raimi + Associates
 Jasmine Williams, Senior Planner, Raimi + Associates
 Peter VanderWal, Principal, 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…

• Public Review Draft Specific Plan
• Overview of comments received

• Topics for further discussion

• Discussion

• Next Steps
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Specific Plan Context
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Downtown Watsonville Specific Plan Area
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Existing 
Conditions + 

Visioning

Guiding 
Principles + 

Overall 
Framework

Alternatives
Plan 

Development 
+ EIR

Review + 
Adoption

Specific Plan Process Overview
We are here

Fall 2019 -
Summer 2020

Fall 2020 –
Winter 2021

Spring –
Summer  2021

Fall 2021 –
Summer 

2022

Summer –
Fall 2022

2 AC Meetings

• Introduction/project 
overview

• Existing conditions, 
issues, opportunities 
and visioning

1 AC Meeting & 
Community Meeting #1

• Guiding Principles

• Plan framework (streets, 
public spaces, land use)

1 AC Meeting & 
Community Meeting #2

• Refined plan framework 
and Opportunity sites

3 AC Meetings

• Design character/ 
Development code

• Housing

• Mobility & Parking

2 AC Meetings & 
Community 
Meeting #3

• Review of 
Specific Plan (2)
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Community Engagement Efforts
 Stakeholder Interviews & Focus Groups

 Advisory Committee Meetings (9)

 Community-Wide Workshops (3)

 Online Engagement 

o Themes and Guiding Principles Feedback (100 comments)

o Public Review Draft 

 Online Feedback (168 comments) + Email Feedback (10+ letters)

 Community-Wide Surveys (2)

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

o Public Spaces, Character Areas, Streetscape & Bike Network (257 respondents)

 City Council Updates (2)
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Plan Structure

 Chapter 1: Introduction

 Chapter 2: Downtown Vision, Goals & Policy Direction

 Chapter 3: Design Framework

 Chapter 4: Mobility and Transportation

 Chapter 5: Public Realm Improvements

 Chapter 6: Land Use and Zoning

 Chapter 7: Historic Preservation

 Chapter 8: Infrastructure

 Chapter 9: Implementation (in progress)

 Appendices
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Plan Objectives

Objectives

 Create an active, vibrant 18-hour downtown
 Celebrate historic buildings, open space and street 

grid
 Foster mixed use and higher intensity development 

to bring more residents downtown
 Improve the pedestrian experience
 Support active modes of transportation
 Reduce congestion and greenhouse gas emissions
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Public Comments Received
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 Comments received at the Joint 
Workshop/AC meeting on June 30, 2022
 Online comments (168 – June 30 to July 

15)
 Email comment letters (10)

Public Comment Received
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 Workplace Industrial - bring tech while highlighting agriculture rather than beer gardens and coffee roasters

 Concern with chicanes is that they can sometimes alienate cyclists because the cyclist may lose portions of
the bike lane and are forced to share the lane with cars

 Trees could be used for more than their beauty and instead support agriculture, education, and water
conservation. Consider lower water needs, native species, local adaptation, and fire safety

 A Caltrain train stop is planned at Pajaro and a bike to train connection could bring people to Downtown
through Pajaro; encourage that access with this plan

 Consider connections to edges and the Slough trail because people use them to get across town without cars. 
These could be gateways for people rather than for cars

 Consider ways to designate the depot as historic list or include it by adjusting the Plan Area boundary

 Walkability and seating are both important. The farmers markets and some events lack seating and tables

 Allow/encourage nightlife such as dancing 

 Antique stores and thrift stores are important to Downtown and attract unique crowds

 Electrification of Downtown such as EV charging stations

Public Comment Received - Joint Workshop/AC meeting 
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Public Comment Received – Online Feedback
Land Use

 Support maintaining a mix of housing and economic diversity with a vibrant mix of businesses
 Yes to higher density in the downtown to include more housing, especially around transportation corridors
 Allow thrift stores and antique stores as these encourage reuse/recycling and are often more affordable and accessible to low-

income residents
 Appreciate the promotion of affordable family housing and anti-gentrification/ displacement policies
 In favor of adaptive reuse of buildings for services and retail needed by the community
 Appreciate the plan to support of small local businesses
 In favor of attracting night life and making downtown a 24/7 destination
 Non-conforming uses - If an existing business closes, can a new business of the same type open there, even if it's on the restricted 

list for new businesses?
Mobility

 Concur with the promotion of less cars and more safe and comfortable walking and biking by reducing vehicle speeds and creating 
bike improvements

 Support making mobility easy, affordable, convenient, amenable, and efficient with mid-block crossings, bike lanes, bike parking
 Appreciate the focus on shared and sustainable forms of transportation
 Appreciate the confirmation of parking supply and underutilization
 Support unbundling parking to lower housing costs while also saving space for other uses
 Encourage micro mobility options near bus station to connect users to their final destinations: scooters, ebikes, electric car shares
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Public Comment Received – Online Feedback
Art & Culture

 Support more local/public/community involved art and architectural elements (e.g., murals and mosaics, 
gateways) all while representing the community’s history

 Support events and programming that will highlights Watsonville’s cultural heritage

Streetscape

 Parklets should be open to all public and not just the adjacent business
 Approve of the greening of downtown with variety of native plants to add shade, places to sit, reducing 

carbon emissions and creating a healthy and calming environment
 Agree with street furnishings encouraging the use of outdoor space, and walking/biking
 Support the use of streetscape amenities to enhance the area (e.g., parklets, tables, benches), especially 

around the plaza
 Support elements of sustainability applied to the streetscape

Implementation

 Agree with the growth of community benefits, city programs (housing, public works), and partnerships with 
local organizations, businesses, and artists
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 Keep climate change (incl. water use) as a top priority in all decisions
 Plant trees, trees, trees. Not palm trees; shade trees
 Make sidewalks as wide as possible with various areas for outdoor seating
 Make the city bicycle friendly, such that folks could actually shop by bike. Make the bike lanes as safe as 

possible
 Support increasing building height, redevelopment into housing, road diet, and eliminating parking 

minimums
 How will the Mansion House opportunity site plans impact current tenants and their longtime businesses at 

these shopping centers?
 Impacts of Union Street closure
 Consider breaking up the street wall on Main Street via recessed entries, widened paseos, and/or tabling for 

restaurants and coffee shops
 Parking standards

 Comments on Workplace Industrial Character Area (Downtown Industrial Zone)

 Regulatory Plan – Use List, Active Frontage Overlay, Design Standards, Building Heights

Public Comment Received – Email letters
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Topics for Further Discussion
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 Workplace Industrial Character Area (Downtown Industrial Zone)
o Uses
o Parking
o Frontage requirements

 Regulatory Plan – Use List 
o Thrift stores and Antique stores
o Art galleries

 Regulatory Plan – Active Frontage Overlay
 Regulatory Plan – Design Standards
 Regulatory Plan – Building Heights
 Regulatory Plan – Parking Standards
 Mansion House Opportunity Site
 Parklets
 Historic Properties

o Designations
o Process

Topics for Further Discussion
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 Comments Received:
o Allow all industrial uses, 

including manufacturing, as a 
principally permitted use, 
without an AUP or SUP

o Reduce frontage requirements
o Modify parking locations

Workplace Industrial Character Area/Downtown Industrial Zone



Downtown Watsonville Specific Plan | 24

 The General Industrial Zone in 
the City is unchanged

Downtown Industrial – Use Table

E.
 L

A
KE

 A
VE

.

Existing Industrial Uses in the Specific Plan area
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 Requirements

 Exceptions

 Current setbacks generally meet 
this requirement 

Downtown Industrial – Frontage Standards

E.
 L

A
KE

 A
VE

.



Downtown Watsonville Specific Plan | 26

 RECOMMENDED CHANGE
o Modify Specific Plan to allow all industrial uses, including manufacturing, as a principally 

permitted use, without an AUP or SUP, in the Downtown Industrial Zone
o Add requirements for residential uses to provide additional screening and buffers

 NO CHANGE
o Frontage requirements and parking locations

Downtown Industrial – Recommended Plan Changes
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Discussion
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 Allow Uses everywhere in Downtown
o Thrift stores and Antique stores
o Art galleries

 Definitions:
 Antique Shop. A place of business that sells 

furnishings, utensils, equipment, objects of art, 
objects having aesthetic value, ornamental 
objects, curios and like objects of personal value, 
all of which by reason of age, antiquity, 
obsolescence, or rarity, are valued principally for 
decorative, aesthetic, or sentimental value or 
purpose, or as collector’s items, as opposed to the 
utility value or purpose for which originally 
manufactured or produced. An antique shall have 
an age of at least 40 years. 

 Thrift Shop. Any individual personal partnership, 
firm, or corporation whose business includes 
buying, selling, trading, taking in pawn, accepting 
for sale on consignment, or accepting for 
auctioning, secondhand tangible property. 

Regulatory Plan – Use List



Downtown Watsonville Specific Plan | 29

 Existing thrift stores and antique 
stores are permitted to remain
 New thrift stores and antique stores 

are allowed in DN and DI zones.
 Art galleries fall under General Retail 

and are permitted everywhere in DT

 NO CHANGE RECOMMENDED

Regulatory Plan – Use List
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Discussion
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 Comments Received:
o 100% front street buildout 

should not be required for the 
Downtown Core or 70% for 
Downtown Industrial -
standards should be lower and 
allow more flexibility

o Allow residential and office 
uses on the ground floor in the 
Main Street Overlay

o Allow vehicle access off of
Main Street

Regulating Plan – Overlay & Frontage Requirements
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 Requirement for ground floor 
active uses in the MS Overlay

 Limited to the Historic Core ᷈6 
block frontages)

 Reflects the vision for an active, 
vibrant Downtown environment

 NO CHANGE RECOMMENDED

Regulating Plan – Main Street Overlay
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 Requirements

 Exceptions

 NO CHANGE RECOMMENDED

Regulating Plan – Frontage Requirements
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 Vehicle Access is not allowed in the Main Street 
Overlay but is allowed in the Gateway Overlay 
and elsewhere in Downtown
 Vehicular access is encouraged off alleys
 This approach reflects current City policy

Regulating Plan – Frontage Requirements
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o Shopfront 
o Common Entrance / Lobby 
o Retail / Housing Flex
o Ground Floor Office 
o Ground Floor Residential 

Regulating Plan – Frontage Requirements

E.
 L

A
KE

 A
VE

.
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Discussion
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 Comments Received:
 Do not require (or loosen) 

requirements for Massing Increments

 Façade Design requirements are 
restrictive and should be loosened

 Loosen Façade Materials 
requirements 

 Modify Shopfronts section to allow 
businesses more flexibility 

 City should have fewer requirements 
and allow for creative and attractive 
designs

Regulating Plan – Design Standards
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 State requirement for objective 
design standards and for ministerial 
review of all residential and mixed-
use projects
 Built in flexibility in SP design 

standards
o Required standards + Suggested 

design guidelines
o Options regarding how to meet 

standards
o Exceptions

Regulating Plan – Design Standards
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 Exceptions provided for certain standards
o Exceptions up to 20% of any 

measurable standard within this 
development code, excluding those 
found in Section 6.5.B: Building Height, 
may be granted through the Design 
Review Permit Process, provided the 
project meets the intent of the relevant 
standard and is consistent with the 
vision for Downtown identified by this 
Specific Plan.

 Additional discretionary pathway available 
for project proponent if so desired

 NO CHANGE RECOMMENDED

Regulating Plan – Design Standards
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Discussion
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 Comments Received:
 Building heights should not be limited 

to 6 stories in Downtown, especially in 
the Downtown Core

Regulating Plan – Building Heights
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Regulating Plan – Building Heights

E.
 L

A
KE

 A
VE

.
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 Recommended heights based on current market 
conditions, construction techniques, and Building + Fire 
Codes

 State Density Bonus Law – allowed height exemptions 
for affordable units through incentives/concessions:

o Lowers the threshold required to qualify 
o Decreases the maximum ratio of required vehicular 

parking
o Up to 33 feet or 3 stories near a Major Transit Stop 

for 100% affordable projects

 NO CHANGE RECOMMENDED

Regulating Plan – Building Heights
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Discussion
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 Comments Received:
 Reduce parking requirements overall
 Eliminate parking minimums for residential 

uses

Parking Standards
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 Parking issue in neighborhoods
 Right-sized parking approach
 Commercial parking – shared parking 

approach
o Expansion of Parking District

 Residential parking required on-site
o Significant reductions from current 

standards

 New parking spaces are not required 
when adaptively reusing a non-
residential building as lofts or another 
form of housing

 NO CHANGE RECOMMENDED

Parking Standards
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Discussion
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 Comments/Questions Received:

 Concerns about whether the Ortiz Deli 
building would be retained

 Questions about what would be involved 
in redeveloping this area

 Potential costs to vacating right-of-way / 
relocating utilities

 Questions about Union Street closure
o Traffic patterns/impact on 2-way 

East Beach Street and East Lake 
Street

o How the traffic changes will impact 
East Beach Plaza and East Fifth Plaza

o Main Street lane reduction and its 
impact on accessing East Beach 
Plaza and East Fifth Plaza

Mansion House Opportunity Site
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Discussion
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 Comments Received:
 Allow parklets to be open to all 

public (not associated with a 
business)

Parklets
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 City of Watsonville Parklet Program

o Business sponsored
o Maintenance 

 Caltrans requirements for public use 
of parklets in their ROW

 NO CHANGE RECOMMENDED

Parklets
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Discussion
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 Question Received:
 Why celebrate history? The past has 

been discriminatory
 Are there any restrictions to what 

can happen to property if it is 
designated as historic? 

Historic Resources

13 Designated Resources:
• (7) Federal, (4) State, (10) Local 
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Eligible Resources

(75) Eligible Resources:
• (58) Tier 1
• (17) Tier 2

4 Potential Districts
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Discussion
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Wrap-up & 
Next Steps
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Wrap-up & Next Steps
 EIR and technical studies in progress
 Planning Commission and City Council review of the Specific Plan - Fall
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