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This meeting is being held in accordance with the Brown Act as currently in effect under the State 
Emergency Services Act, the Governor’s Emergency Declaration related to COVID-19, the Santa Cruz 
County Health Officer Extended and Modified Shelter in Place Orders, and the Governor’s Executive 
Orders N-25-20 and N-29-20, that allows attendance by members of the Planning Commission, City staff, 
and the public to participate and the Commission to conduct the meeting by teleconference, 
videoconference, or both. 
 
Meetings are streamed live via the City’s website. Meeting are also televised live on Charter Cable 
Communications Channel 70 and AT&T Channel 99. 
 
HOW TO VIEW THE MEETING: There is no physical location from which members of the public may 
observe the meeting. Please view the meeting which is being televised at Channel 70 (Charter) and 
Channel 99 (AT&T) and video streamed at https://www.cityofwatsonville.org/195/Planning-Commission.  
 
HOW TO PARTICIPATE BEFORE THE MEETING: Members of the public are encouraged to submit 
written comments by emailing cdd@cityofwatsonville.org. All comments will be part of the meeting record. 
Emails received three hours before the meeting may not be uploaded to the Agenda and may not be seen 
by the Commisison or staff. They will be added to the agenda the day after the meeting. 
 

HOW TO PARTICIPATE DURING THE MEETING: Members of the public are encouraged to join the 
meeting through Zoom Webinar from their computer, tablet or smartphone at: 

https://cityofwatsonville-org.zoomgov.com/j/1613681404 
or Telephone: +1 669 254 5252 or +1 669 216 1590 or +1 646 828 7666 

 
For information regarding this agenda, please call the Community Development at (831) 768-3050. 

 
SPANISH INTERPRETATION AVAILABLE VIA THE ZOOM WEBINAR  

 
Americans with Disabilities Act 
 

The Council Chambers is an accessible facility.  If you wish to attend a meeting and you will require 
assistance in order to attend and/or participate, please call the Community Development at least 
three (3) business days in advance of the meeting to make arrangements. The City of Watsonville 
TDD number is (831) 763-4075. 
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1. ROLL CALL
Motion to excuse absent Planning Commissioners (If any)

Pursuant to Charter Section 900, Paragraph 2.

2. PLEDGE OF ALLEGIANCE

3. PRESENTATIONS & ORAL COMMUNICATIONS
This time is set aside for members of the general public to address the Planning
Commission on any item not on the Agenda, which is within the subject matter
jurisdiction of the Planning Commission. No action or discussion shall be taken on any
item presented except that any Commissioner may respond to statements made or
questions asked, or may ask questions for clarification. All matters of an administrative
nature will be referred to staff. All matters relating to Planning Commission will be noted
in the minutes and may be scheduled for discussion at a future meeting or referred to
staff for clarification and report. Any Commissioner may place matters brought up
under Oral Communications on a future agenda. ALL SPEAKERS ARE ASKED
ANNOUNCE THEIR NAME IN ORDER TO OBTAIN AN ACCURATE RECORD FOR
THE MINUTES

3.a. ORAL COMMUNICATIONS FROM THE PUBLIC

3.b. ORAL COMMUNICATIONS FROM THE COMMISSION

4. CONSENT AGENDA
All items appearing on the Consent Agenda are recommended actions which are
considered to be routine and will be acted upon as one consensus motion. Any items
removed will be considered immediately after the consensus motion. The Chair will
allow public input prior to the approval of the Consent Agenda.

Public Input on any Consent Agenda Item

4.a. MOTION APPROVING MINUTES OF APRIL 6, 2021 

5. PUBLIC HEARINGS

5.a. PUBLIC HEARING TO CONSIDER A SPECIAL USE PERMIT FOR THE 5



ESTABLISHMENT OF A SECONDHAND STORE IN AN EXISTING ±9,400
SQ. FT. COMMERCIAL SPACE WITH THE OPTION TO EXPAND
OPERATIONS AT 555 MAIN STREET (APN 018-231-44) FILED BY HABITAT
FOR HUMANITY         
1) Staff Report by Assistant Planner Wikle
2) Planning Commission Clarifying & Technical Questions
3) Applicant Presentation
4) Planning Commission Clarifying & Technical Questions
5) Public Hearing
6) Appropriate Motion(s)
7) Deliberation
8) Chair Calls for a Vote on Motion(s)

9) RESOLUTION APPROVING A SPECIAL USE PERMIT (APPLICATION NO.
1360) TO ALLOW THE ESTABLISHMENT OF A SECONDHAND STORE IN
AN EXISTING ±9,400 SQ. FT. COMMERCIAL TENANT SPACE WITH THE
OPTON TO EXPAND OPERATIONS TO THE REMAINDER OF THE
COMMERCIAL BUILDING (HABITAT FOR HUMANITY MONTEREY BAY
RESTORE) LOCATED AT 555 MAIN STREET, WATSONVILLE, CALIFORNIA
(APN 018-231-44)

RESOLUTION DENYING A SPECIAL USE PERMIT (APPLICATION NO.
1360) TO ALLOW THE ESTABLISHMENT OF A SECONDHAND STORE IN
AN EXISTING ±9,400 SQ. FT. COMMERCIAL TENANT SPACE WITH THE
OPTON TO EXPAND OPERATIONS TO THE REMAINDER OF THE
COMMERCIAL BUILDING (HABITAT FOR HUMANITY MONTEREY BAY
RESTORE) LOCATED AT 555 MAIN STREET, WATSONVILLE, CALIFORNIA
(APN 018-231-44)

 

 

5.b. PLANNING COMMISSION RECOMMENDATION TO CITY COUNCIL TO
ALLOW THE CONSTRUCTION OF 21 TOWNHOMES ON  A  1.57± ACRE
SITE LOCATED AT 547 AIRPORT BOULEVARD (APN 015-321-01) FILED BY
RAOUL ORTIZ   

69

1) Staff Report by Principal Planner Meek
2) Planning Commission Clarifying & Technical Questions
3) Applicant Presentation
4) Planning Commission Clarifying & Technical Questions
5) Public Hearing
6) Appropriate Motion(s)
7) Deliberation
8) Chair Calls for a Vote on Motion(s)

9)RESOLUTION RECOMMENDING TO THE CITY COUNCIL ADOPT: 

A RESOLUTION CERTIFYING A MITIGATED NEGATIVE1.
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DECLARATION FOR THE PROJECT (PP2018-11), IN COMPLIANCE
WITH THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA);

A RESOLUTION APPROVING A GENERAL PLAN MAP
AMENDMENT TO CHANGE THE LAND DESIGNATION OF SANTA
CRUZ COUNTY ASSESSOR’S PARCEL NUMBER 015-321-01
FROM INDUSTRIAL TO RESIDENTIAL HIGH DENSITY;

2.

AN ORDINANCE TO CHANGE THE ZONING MAP DISTRICT OF
SANTA CRUZ COUNTY ASSESSOR’S PARCEL NUMBER 015-321-
01 FROM IP (INDUSTRIAL PARK) TO RM-3/PD (MULTIPLE
RESIDENTIAL HIGH DENSITY WITH A PLANNED DEVELOPMENT
OVERLAY DISTRICT);

3.

A RESOLUTION APPROVING THE TENTATIVE MAP FOR THE
SUBDIVISION OF THE 1.57± ACRE SITE INTO 21 RESIDENTIAL
LOTS AND ONE COMMON AREA PARCEL; AND

4.

A RESOLUTION APPROVING A SPECIAL USE PERMIT WITH
DESIGN REVIEW AND SPECIFIC DEVELOPMENT PLAN (PP2018-
11) FOR THE CONSTRUCTION OF 21 DWELLING UNITS ON
INDIVIDUAL PARCELS, CONSISTING OF 21 TOWNHOME UNITS
ON A 1.57± ACRE SITE LOCATED AT 547 AIRPORT BOULEVARD,
WATSONVILLE, CALIFORNIA

5.

 

 

 

 

5.c. APPEAL OF THE CANNABIS SELECTION COMMITTEE’S DENIAL OF PRE-
APPLICATION #1284 FOR THE ESTABLISHMENT OF A CANNABIS RETAIL
FACILITY IN THE CITY OF WATSONVILLE

348

1) Staff Report by Associate Planner Carmona
2) Planning Commission Clarifying & Technical Questions
3) Applicant Presentation
4) Planning Commission Clarifying & Technical Questions
5) Public Hearing
6) Appropriate Motion(s)
7) Deliberation
8) Chair Calls for a Vote on Motion(s)

 

6. REPORT OF THE SECRETARY

7. ADJOURNMENT
The next Planning Commission meeting will be held on July 13, 2021.
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Pursuant to Section 54954.2(a)(1) of the Government Code of the State of California,
this agenda was posted at least 72 hours in advance of the scheduled meeting at a
public place freely accessible to the public 24 hours a day and on the City of
Watsonville website at https://www.cityofwatsonville.org/195/Planning-Commission 

Materials related to an item on this Agenda submitted to the Commission after
distribution of the agenda packet are available for public inspection in the Community
Development Department (250 Main Street) during normal business hours.

Such documents are also available on the City of Watsonville website at:
https://www.cityofwatsonville.org/195/Planning-Commission subject to staff’s ability to
post the document before the meeting.
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Agenda Report 
 

 
MEETING DATE: Tuesday, June 1, 2021 
 

TO: PLANNING COMMISSION 
 

FROM: COMMUNITY DEVELOPMENT DIRECTOR MERRIAM 
   ASSISTANT PLANNER SARAH WIKLE 
 

SUBJECT: SPECIAL USE PERMIT (APPLICATION NO. 1360) TO ALLOW FOR 
THE ESTABLISHMENT OF A SECONDHAND STORE IN AN 
EXISTING ±9,400 SQUARE FOOT COMMERCIAL TENANT SPACE 
WITH THE OPTION TO EXPAND OPERATIONS TO THE  
REMAINDER OF THE COMMERCIAL BUILDING AT 555 MAIN 
STREET (APN 018-231-44) 

 
 
 
STATEMENT OF ISSUES 
The project involves the establishment of a secondhand store (ReStore) in a ±9,400 square 
foot commercial tenant space for Habitat for Humanity with an option to expand retail 
operations into the remainder of the commercial building. Project entitlement consists of a 
Special Use Permit with Environmental Review. 
 
RECOMMENDED ACTION 
Staff recommends that the Planning Commission adopt a resolution either approving or 
denying the Special Use Permit with Environmental Review (Application No. 1360) to allow the 
establishment of a secondhand store (ReStore) in an existing ±9,400 square foot commercial 
space with the option to expand operations into the ±20,000 square feet remainder area of the 
commercial building for Habitat for Humanity located at 555 Main Street (APN 018-231-44), 
based on the attached findings and conditions of approval.  Staff recommends that if the 
Planning Commission chooses to approve the project, that the approval be limited to 5 years. 
 

 
BASIC PROJECT DATA 

 
Application No.: 1360 
Location: 555 Main Street 
APN: 018-231-44 
Lot Size: ±1.15 acres 
 
General Plan: Central Commercial (CC) 
Zoning: Central Commercial Core Area (CCA) 
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Surrounding General Plan/Zoning: Central Commercial in the CCA Zoning District to the 
north, northeast, west, northwest, southeast, and southwest, Public/Quasi Public (P) in the 
Public Facilities (PF) Zoning District to the east and south.  
 
Existing Use: ±9,400 square foot family entertainment center 
Proposed Use: ±9,400 square foot secondhand store with the option to expand retail 
operations 
 
Surrounding Uses: various commercial and public uses along Main Street 
 
Flood Zone: N/A 
 
CEQA Review: The project qualifies for a Class 32 Categorical Exemption from the provisions 
of the California Environmental Quality Act (CEQA), pursuant to section 153032 of the CEQA 
Guidelines 
 
Applicant: Habitat for Humanity Monterey Bay, 108 Magnolia Street, Santa Cruz, CA 95062 
Property Owner: Benjamin Ow, 1601 41st Avenue, Suite 202, Capitola, CA 95010 
 
 
BACKGROUND 
According to the Santa Cruz County Assessor’s Office, the commercial space located at 555 
Main Street was constructed in 1910 and modified in 1966. 
 
On April 1, 2008, the Planning Commission of the City of Watsonville adopted Resolution No. 
07-08 (PC), approving Special Use Permit (PP2008-98) allowing for the establishment of a 
family entertainment center for Pump’d. 
 
On May 1, 2014, the Zoning Administrator of the City of Watsonville issued Zoning Clearance 
(BL2014-34), approving a change in ownership of the Pump’d family entertainment center. 
 
On March 9, 2017, the Zoning Administrator of the City of Watsonville issued Zoning Clearance 
(BL2017-11), approving a change in ownership and name of the Pump’d family entertainment 
center to Jump-N-Around. 
 
On May 20, 2019, the Zoning Administrator of the City of Watsonville issued Zoning Clearance 
(PP2019-193), approving a change in ownership and name of the Jump-N-Around family 
entertainment center to Bounce Land Inflatable Center. 
 
On September 19, 2019, the Zoning Administrator of the City of Watsonville issued Zoning 
Clearance (PP2019-369) to allow for a change in ownership of the Jump-N-Around family 
entertainment center. 
 
On March 16, 2021, business representative Satish Rishi, on behalf of the property owner, 
Benjamin Ow, submitted a Special Use Permit application (App No. 1360) to establish a 
secondhand store (Habitat for Humanity’s ReStore) at 555 Main Street.  
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PROCESS 
Special Use Permit 
A secondhand store is conditionally permitted in the CCA Zoning District with issuance of a 
Special Use Permit. WMC §14-16.1002(b).   
 
The Planning Commission is authorized to approve Special Use Permits in accordance with 
the procedures set forth in WMC Sections 14-12.509 through 14-12.512 if it can make the 
findings required by 14-12.513.   
 
The purpose of the Special Use Permit is to ensure the proper integration of uses which, 
because of their special nature, may be suitable only in certain locations or zoning districts or 
only provided that such uses are arranged or designed in a particular manner.1 This special 
review shall be for the purpose of determining that the proposed use is, and will continue to 
be, compatible with surrounding, existing, or planned uses; and for the further purpose of 
establishing such special conditions as may be necessary to ensure the harmonious 
integration and compatibility of uses in the neighborhood and with the surrounding area.2 
 
Environmental Review 
The California Environmental Quality Act (CEQA) requires local and state governments to 
consider the potential environmental effects of a project before making a decision on it.  
CEQA’s purpose is to disclose any potential impacts of a project and suggest methods to 
minimize identified impacts.  Certain classes of projects, however, have been identified that do 
not have a significant effect on the environment, and are considered categorically exempt from 
the requirement for the preparation of environmental documents.  State CEQA Guidelines § 
15300. 
 
STANDARD OF REVIEW & APPEAL PROCESS 
The decision whether to approve this Special Use Permit is adjudicative, sometimes referred 
to as quasi-judicial. The Commission is called upon to determine whether this project complies 
with local ordinances. 
 
Whether a particular decision is adjudicative or legislative affects the requirements for findings 
to support the decision. Legislative decisions involve the adoption of broad policies applicable 
to many situations (for example, general plan amendments and zoning ordinance changes).  
Legislative decisions need not be accompanied by findings, unless a State law or City 
ordinance requires them. 
 
Adjudicative (or “quasi-judicial”) decisions, on the other hand, are not policy decisions.  
Adjudicative/quasi-judicial decisions apply already adopted policies or standards to individual 

                                            
 
1 WMC § 14-12.500 
2 WMC § 14-12.501 
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cases, such as a variance or conditional use permit application.  Adjudicative/quasi-judicial 
decisions are based on evidence and must always be supported by findings.3    
 
The decision before the Planning Commission—a Special Use Permit—is an 
adjudicative/quasi-judicial decision and requires findings, either for denial, or as 
recommended, for approval that is supported by substantial evidence. Toigo v Town of Ross 
(1998) 70 Cal App 4th 309; see also Petrovich v. City of Sacramento (2020) 48 Cal App 5th 
963 
 
If the Planning Commission’s decision is appealed, the City Council will consider whether the 
action taken by the Planning Commission was erroneously taken and may sustain, modify or 
overrule the action.  In order for an official action to be overturned by an appeal, the City 
Council must find that the action taken by the Planning Commission was taken erroneously 
and was inconsistent with the intent of the Zoning District regulations that regulate the 
proposed action.  WMC § 14-10.1106 
 
A lawsuit is required to challenge a Council’s decision.  A reviewing court will consider 
whether an adjudicative/quasi-judicial decision by the Council was supported by adequate 
findings.  Courts scrutinize adjudicative/quasi-judicial decisions closely.  An action may be 
overturned if the City (1) exceeded its authority, (2) failed to provide a fair hearing4, or (3) 
made a decision not supported by substantial evidence (also called “a prejudicial abuse of 
discretion”).   
 
Another important difference between legislative and adjudicative/quasi-judicial decisions is 
the substantial evidence standard: in weighing evidence of what happened at the Council 
meeting, courts go beyond whether a decision was “reasonable” (the legislative standard).  
Court’s reviewing adjudicative/quasi-judicial decisions look to make sure the decision is 
supported by substantial evidence. Denied applicants argue the there is no substantial 
evidence to support the decision.  Cities usually assert there is substantial evidence to 
support the decision and rely on (1) the written words in the staff findings, (2) the statements 
by those presenting at the hearing, and (3) the words of the Planning Commission or Council.  
 
DISCUSSION 
 
Existing Site  
The ±1.15 acre subject site is located in the heart of downtown Watsonville and is developed 
with a ±20,750 commercial building with three tenant spaces. Habitat for Humanity proposes 
to lease a ±9,400 square foot tenant space along the northwest property boundary. A furniture 
store utilizes the remaining two tenant spaces in the building. The commercial building is 
located on the property line fronting Main Street, with a rear parking lot accessed off West Fifth 

                                            
 
3 Quasi-judicial decisions require the decision-making body to take evidence and use its judgment to make factual 
as well as legal determinations about whether a particular property or project meets the standards established by 
the land use ordinance. 
4 Petrovich, supra  
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Street. The surface parking lot contains 43 parking stalls. As shown in Figure 1, bordering the 
project site are various commercial uses along Main Street, including a recently entitled mixed 
use residential project across Main Street, and Radcliff Elementary school to the rear of the 
site. 

 
FIGURE 1. Aerial Photograph of Project Site and Surrounding Uses 
Source: Santa Cruz County GIS, 2020 

 
Proposed Project 
The ±9,400 square foot tenant space would be dedicated to the sale of new and secondhand 
discounted goods for Habitat for Humanity Monterey Bay’s ReStore. See Figure 2 for the floor 
plan.  
 
As noted on the proposed floor plan, ReStore would sell a variety of household items, furniture, 
building materials, hardware, and appliances. A living room vignette area would front Main 
Street, with additional rows of merchandise along the sides of the tenant space and 
approximately seven aisles to the rear of the living room vignette area. At the rear of the tenant 
space, the applicant proposes to install a roll up door to allow for a donation receiving and 
processing area. Adjacent to the donation receiving and processing area, is the customer check 
out location.  
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Figure 3 shows that two existing parking stalls will be utilized for donation drop-off areas. The 
location of the drop-off areas would not impact the existing circulation pattern in the parking lot 
area. 
 

 
FIGURE 2. Proposed Floor Plan 
Source: Habitat for Humanity Monterey Bay ReStore Business Plan, received March 16, 2021 (revised April 12, 
2021) 

 
ReStore proposes to be open Tuesday through Sunday from 10:00AM to 4:00PM and may 
expand hours of operation to Monday if conditions allow. Approximately three full time 
employees and two part time employees will staff the ReStore, with additional volunteers from 
the community. The Director of ReStores would manage the location. 
 
Option for Expansion 
As noted in the Business Plan, the applicant has the option to expand the ReStore operations 
into the remainder of the building (±20,000 square feet) if ReStore’s sales allow and the adjacent 
tenant vacates the space. See Figure 3 for the potential expansion plan. 
 
Habitat for Humanity Monterey Bay’s plans on moving their administrative offices into a portion 
of the commercial building currently occupied by Ramos Furniture. Office uses are not principally 
permitted in the CCA Zoning District for ground-floor commercial spaces along Main Street. 
Therefore, the applicant has requested that this Special Use Permit application include the 
potential expansion of Habitat for Humanity’s operations into a portion of the ±20,000 square 
feet remainder area of the commercial building at 553 Main Street. The majority of the 20,000 
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square feet would be an expansion of the retail space. A condition of approval requires the 
applicant to apply for an Administrative Review Permit with the Community Development 
Department prior to expanding into the adjacent commercial space. 
 
For additional information regarding Habitat for Humanity Monterey Bay ReStore’s Business 
Plan, see Attachment 2. 
 

 
FIGURE 3. Site Plan – Expansion Plan and Donation Drop-Off 
Source: Habitat for Humanity Monterey Bay ReStore Business Plan, received March 16, 2021 (revised May 10, 
2021) 
 

General Plan  
Land designated Central Commercial (CC) in the City of Watsonville’s 2005 General Plan allows 
for a variety of commercial related uses, including retail sales; professional, financial and medical 
services; lodging; entertainment; and restaurants serving the needs of the community.  
 
The 2005 General Plan details the following goals and policies concerning commercial land uses 
in downtown Watsonville: 
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 Goal 4.3 Commercial Land Use – Revitalize the central business district and provide 
adequate neighborhood commercial services 

 Policy 4.C. Commercial Land Use – The City shall plan for revitalization of the central 
business district along with the distribution of convenient neighborhood commercial 
centers. 

 Implementation Measure 4.C.1. – The City shall use the redevelopment process to 
encourage the location of retail, professional, and residential uses as well as personal 
services within the central business district to serve the entire Pajaro Valley 

 
The proposed project would convert a ±9,400 square foot portion of an existing commercial 
building from a family entertainment center into a secondhand store operated by Habitat for 
Humanity Monterey Bay. Sale of goods would benefit the organization’s mission of funding the 
construction of affordable housing throughout the Monterey Bay region. 
 
Zoning 
The purpose of the Central Commercial Core Area (CCA) Zoning District is to establish an area 
for the development of a concentrated, pedestrian-oriented downtown center with intensive 
commercial, financial, administrative, professional, entertainment, cultural, and residential uses 
within the heart of the city. Building regulations, floor area ratios, and site plan and design review 
regulations shall foster an efficient, concentrated, and balanced pattern of buildings and land 
uses. Uses which are detrimental to, or adversely affect, the pedestrian environment shall not 
be permitted within the core area. WMC §14-16.1000. 
 
The establishment of a secondhand store is a conditionally permitted use within the CCA Zoning 
District, requiring issuance of a Special Use Permit from the Planning Commission. WMC §14-
16.1002(b).  
 
The establishment of ReStore would supply residents with opportunities to purchase 
secondhand and discounted household items and building materials. However, downtown 
Watsonville residents have two secondhand stores to meet the demand for secondhand items: 
Goodwill is located at 470 Main Street and Stop. Shop Family Bargain Center is located at 18 
West Lake Avenue.  Another secondhand store is also not anticipated to provide a commercial 
use that would generate a lot of foot traffic supportive of a pedestrian-oriented downtown. 
 
Currently, the City of Watsonville is in the midst of the development of a Downtown Watsonville 
Specific Plan. Through this plan, the City’s goal is to attract new retail businesses, restaurants, 
and housing to help revitalize downtown Watsonville. The City has identified the site at 555 Main 
Street as an infill opportunity site that could accommodate a multi-story, mixed use development 
to include retail and residential uses and help catalyze more development downtown.  
 
Given that the City is investing in the development of a comprehensive Specific Plan for the 
downtown area, staff is concerned that the establishment of another second hand store in the 
downtown will be contrary to the City’s long-term vision.   
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Building Design 
The applicant proposes to install a roll-up door to allow for Restore to take in donations to the 
rear of the commercial space. Additionally, the applicant proposes to paint the building. For 
proposed colors, see Figure 4. 

 
FIGURE 4. Proposed Color Palette 
Source: Habitat for Humanity Monterey Bay ReStore Business Plan, received March 16, 2021 (revised May 10, 
2021) 
 

A Condition of Approval requires the applicant to submit for a Design Review Permit if any 
additional exterior modifications or site improvements are proposed. A Design Review Permit is 
not required for painting. WMC §14-12.400.  
 
Parking 
The property is located in the Downtown Parking District, and pursuant to WMC Section 14-
17.106, no off-street parking is required for the project. However, the property provides 43 
parking stalls at the rear of the building.  
 
Bicycle Parking 
Pursuant to WMC Section 14-17.113, when 20 or more parking spaces are provided, five percent 
of the automobile parking must be dedicated for bicycle parking. A Condition of Approval would 
require the applicant to provide a minimum of one bicycle-parking stall for customers of ReStore. 
 
Signage 
The project plans did not provide proposed signage for ReStore. A Condition of Approval 
requires that the applicant submit a separate sign permit application for review and approval by 
the Community Development Department. 
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Time Limit 
As the Downtown Watsonville Specific Planning effort is still underway, the proposal is subject 
to current Zoning and General Plan requirements.  Should the Planning Commission decide, the 
following language could be added to the final Conditions of Approval should the project be 
approved by the Planning Commission: 
 

 Time Limit. This Special Use Permit shall be valid for a period of five years from the date 
of approval. The permit shall expire on June 1, 2026. 

 
Placing a limit on the time that the proposed ReStore can be located at 555 Main Street gives 
the City the ability to review the appropriateness of this use at that location in 5 years. 
   
Environmental Review 
If the Planning Commission grants the Special Use Permit to allow the establishment of a 
secondhand store within an existing commercial building at 555 Main Street, a Class 32 
Categorical Exemption may be prepared because the project qualifies as an infill development 
project within an urbanized area and is located within an urbanized area where all necessary 
public services and facilities are available and the surrounding area is not environmentally 
sensitive. CEQA Guidelines § 15332. 
 
STRATEGIC PLAN 
The purpose of the City of Watsonville’s 2018-2020 Strategic Plan is to help the City prioritize 
its efforts, allocating both fiscal and human resources to achieve a shared vision and goals.  The 
2018-20 Strategic Plan identifies six goals, concerning housing, fiscal health, infrastructure and 
environment, economic development, community engagement and well-being, and public 
safety. 
 
The economic development goal (Goal 04) articulates the Council’s priorities to “strengthen and 
diversify the City’s economy for all, by supporting and growing existing businesses, attracting 
new businesses, enhancing workforce development, revitalizing downtown, and engaging the 
community to reinvest in the City.” One of the focus areas is the completion of the Downtown 
Watsonville Specific Plan to help foster downtown revitalization. 
 
The project involves the establishment of a secondhand store that is anticipated to provide 
employment for three full-time employees and two part-time employees to staff ReStore.  The 
secondhand store would also provide some sales tax revenues, however the revenue generated 
from a secondhand store is generally significantly less than revenue generated from retail stores 
that sell new goods.  
 
If the requested Special Use Permit is granted by the Planning Commission, a condition of 
approval sets a time limit of five years from the date of approval. The applicant would have to 
apply for an extension of said permit before its expiration to allow the continuation of the 
secondhand store and potential office space expansion.  If requested, the Planning Commission 
would re-evaluate anew for consistency with adopted policies and compatibility with revitalization 
objectives for downtown Watsonville.    
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FINANCIAL IMPACT 
The establishment of a secondhand store would provide minimal sales tax revenue to the City.  
Approval of the project would not cause any additional financial impacts to the City. 
 
PLANNING COMMISSION ACTION RECOMMENDED 
Staff recommends that the Planning Commission adopt a resolution either approving or denying 
the Special Use Permit with Environmental Review (Application No. 1360) to allow the 
establishment of a secondhand store (ReStore) in an existing ±9,400 square foot commercial 
with the option to expand into the remaining ±20,000 square feet commercial building for Habitat 
for Humanity located at 555 Main Street (APN 018-231-44), based on the attached findings and 
conditions of approval.  Staff recommends that if the Planning Commission chooses to approve 
the project, that the approval be limited to 5 years. 
 
ATTACHMENTS  

1. Site and Vicinity Map 
2. Habitat for Humanity Monterey Bay ReStore’s Business Plan (received March 16, 2021, 

revised May 10, 2021) 
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USE PERMIT APPLICATION 

CITY OF WATSONVILLE - Community Development Department 
250 Main Street 
Watsonville CA 95076
(831) 768-3050 (831) 728-6154 fax

D ADMINISTRATIVE USE PERMIT 
D COASTAL PERMIT 
D DESIGN REVIEW 
D ENVIRONMENTAL REVIEW 
D MODIFICATION/EXTENSION 
D PRE-APPLICATION 
D PUBLIC HEARING LABEL 
D SPECIAL USE PERMIT (EXISTING CONSTRUCTION) 
D SPECIAL USE PERMIT (NEW CONSTRUCTION) 

FEES 

$. ___ _
$. __ _ 

City Use Only 

$. ___ _
$. __ _ 

File No. ______ _ 

$. ___ _
$ ___ _ 

Receipt# _____ _ 

$ __ _ 
$ ___ _ Date Paid 

------

$ ___ _ 

This application is provided for applicants requesting approval of a Use Permit in the City of Watsonville. Use Permits are 
processed in accordance with the Watsonville Municipal Code (WMC). Applications must be filed by the legal owner of 
record or authorized agent. The legal owner's signature must be submitted with the application. 

GENERAL INFORMATION 

APPLICANT NAME ./IA--M TA- r � � ffeMA-N I ry

APPLICANTADDREss 10B mA:-<,ND�l'A ..sr. r ..sAHT.1'1 ceu2, � 9.s-�2-

owNERNAME ..5A-T/SH ,'e.;SHI PHONE s12.. 6d.2 42..S-6

OWNER ADDRESS /0 8 mA4NDLIA- ..ST�, .SA--r./ TA- �2., e.A '9 .fCJl:, .2...

SITE DESCRIPTION 

STREET ADDRESS (if available) ...5 .!5 5 /J?A-IA/ .S. T £.C ,ET J hA T �O"N VI LLc . 

ASSESSOR PARCEL NUMBER(S) _______________ L0T SIZE _________ _ 

EXISTING USE 
---------------------------------

PROPOSED USE /<.£''/A-IL - CDN..!T ,e!,ut:..7/p-r,/ /nAT�.S:-
-t 

#,A-;i:?.DPVA-,,1!!!_£
,, 

,Po /2.N I Tv ,,e £ - ho T rl NE N A--N D ll .s.c.D

PROJECT DESCRIPTION 

PROJECT PROPOSAL. ______________________________ _ 

ZONING _______ GENERAL PLAN. ________ FLOODPLAIN DESIGNATION _____ _ 

PREVIOUS APPLICATIONS FILED FOR THIS PROJECT? DYES ONO 

IF YES, PLEASE LIST ______________________________ _ 

P:\FORMS\Use Permit.doc 2018 
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LETTER OF AUTHORIZATION 

This letter shall seNe to notify and verify that I/we am/are the legal owner(s) of the property being considered 
under this application and do hereby authorize the above representative to file and represent my/our interest in 
this application. I/we am/are the legal owner(s) of said property; have read the foregoing Letter of 
Authorization and know the contents thereof; and so hereby certify (or declare) under penalty of perjury under 
the laws of the State of California that the information contained in this application is true and correct. 

OWNER(S) OF RECORD (Include extra sheets if necessary) 

� . .  C2--> 
-�� -

Printed Name Signature Date 

Printed Name Signature Date 

certify under penalty of perjury that I am the applicant and that the foregoing statements and answers 
contained herein and the information herein submitted, are in all respects true and correct. I also certify that 
all plans and submittal requirements are in accordance with the California Statutes and Watsonville Municipal 
Code, and have been drawn to a standard engineering scale (e.g., 1"=20', 1"=50', 1"=100') or architectural 
scale (e.g., 1/4" = 1", 1/8" = 1") that is appropriate to the project size, and clearly define and identify all of the 
required information. 

APPLICANT/APPLICANT'S REPRESENTATIVE: 

..SA- 71 .sH ,k!.!SHI �.&�
Printed Name Signature 

USE PERMITS SUBMITTAL REQUIREMENTS 

..2, j .9-/ .2-c) !2. I
I 

Date 

In order to accept your application, the Community Development Department requires the following information: 

I. Application form and fees. Make check payable to "City of Watsonville."

II. For projects involving new construction, an increase in required parking, or change to the existing parking or
landscaping, ten (10) copies of a site/plot plan.

□ 1. Site Plan - 24" x 36", folded to 9" x 12" maximum, containing the following:
A. Title Block containing:

• Name, address and phone number of developer and/or owner
• Name, address, phone number, license number, expiration date, and stamp of person preparing plan.
• Address of project.

B. Legend containing:
• The Assessor's Parcel Number (APN).
• Scale.
• A legal description of the property sufficient to locate the property.
• Existing and proposed zoning and Master Plan designation(s).
• Date of plan preparation with future revision boxes date plate.
• Statement indicating current and proposed land uses.
• Statement indicating gross and net acreage (after dedications) of property.
• Gross square footage of existing and proposed structures including a breakdown of net leasable floor area

and linear and square footage of seating (if applicable); indicate estimated square footage proposed for
each different use within the structure(s); and density analysis (residential only).

• Lot coverage (area of site covered by structure(s)) expressed as percentage of site or Floor Area Ratio (if
applicable).

• Square footage of parking and drive aisle areas.
• Square footage of landscaping, existing and proposed, with dimensions and amount of landscaped area

expressed as: 1) a percentage of the entire site; and 2) a percentage of the interior parking area (exclude

P:\FORMS\Use Permit.doc 2018 
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landscape areas located in the required setback areas). 
• Number of parking spaces required and provided (breakdown by proposed uses, if more than one, and

show calculations for each); list separately the number of covered, disabled stalls, uncovered, compact,
bicycle and loading zone spaces provided.

• Type of building construction, i.e. wood frame, concrete tilt-up, steel frame concrete clad etc.
• Type of building occupancy and number of anticipated employees.

C. Plot Plan showing:
• North arrow.
• Boundaries - existing and proposed lot lines, numbers, and areas.
• Easements - location, dimensions and type of all easements.
• Grades - existing and proposed including building pad elevations, streets, and adjacent grades within 50

feet of the project boundary; show by contours of two (2) feet where grades are less than ten (10) percent
and five (5) feet where greater.

• Structures - location, footprints, dimensions, distances between structures and property lines, and use of
existing and proposed structures within project and extending 25 feet beyond project borders. Show open
stairways and other projections from exterior building walls including entrances and exits and handicap
ramps.

• Fences and Walls - location, elevation, height and composition of all existing and proposed walls, fences
and retaining walls.

• Yards - distance between exterior walls of structures and other such walls and property lines. Also,
indicate the required building setback lines.

• Circulation/Parking - Completely dimensioned layout of internal driveways, aisles, parking stalls, loading
spaces, vehicle ingress and egress to site, sidewalks or other pedestrian walkways, and disabled access
path of travel. Include appropriate required markings for disabled parking and loading zones, etc. In
tabular form, indicate number of required and proposed parking spaces including disabled spaces, bicycle
spaces and loading zones. Identify and give direction of all one-way aisles.

• Streets - location and cross-sections of existing and proposed rights-of-way, enriched parkways/medians,
left turn lanes, improvements (sidewalks, curbs, gutters, driveways and landscaping) all completely
dimensioned (on-site and off-site).

• Drainage Facilities - location, type and size (on-site and off-site). Show how project is to handle storm
water and cross drainage to or from adjacent properties.

• Lighting - location and height of all exterior lighting standards and devices. Provide shop drawings of light
fixtures.

• Refuse - location of all refuse disposal areas with enclosure details.
• Storage - location of outside storage areas and indication of screening method.
• Utilities - location, sizes and dimensions of all existing and proposed underground and above ground

utilities and equipment (on-site and off-site). List name, address, phone number of all affected utilities.
Show proposed screening of electrical transformer(s) and backflow devices.

• Signage - location of all existing and proposed free-standing signs.
• Adjacency Items - all existing uses, structures, walls, fences, yards, drainage facilities, lighting, signs,

parking, trees and grades within 50 feet of the project boundary / property line.
• All driveway cuts, streets and other access points within 100 feet of any property boundary including

across the street.
• Barriers - location and dimensions of all wheel/bumper stops and concrete headers separating vehicular

areas from landscaped areas.

D 2. Preliminary Landscape Plan - Ten (10) copies of the site plan 24" x 36", folded to 9" x 12", showing location of 
plant material. Include legend indicating size and type of plant materials. 

D 3. Reduced Site Plan - Ten (10) copies of the site plan reduced to 8½ x 11 in size. 

□ 4. Floor Plan - Ten (10) copies of the floor plan, no larger than 24" x 36", for each building or building type, folded to
9" x 12", showing the following: 
A. All room and area dimensions, including existing rooms and areas adjacent to the proposed construction, and

overall dimensions.
B. The proposed use of all rooms and areas identified and the amount of gross floor area for each use.
C. Occupant load calculations and Occupancy Group for each room or area and the entire structure.
D. Provisions for disabled access, which are required by law for buildings and facilities to be used by the public.
E. Statement indicating whether or not automatic fire sprinkler systems will be used in the structure or are

existing.
F. Include locations of all exits from the building/structure.

□ 5. Reduced Floor Plan - Ten (10) copies of the floor plan reduced to 8½ x 11 in size.

P:\FORMS\Use Permit.doc 2018 
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□ 6. Elevations - Ten (10) copies of elevation drawings, 24" x 36", for all structures, folded to 9" x 12", showing:
A. All pertinent horizontal and vertical dimensions of existing and proposed structures. Height measurements

shall be made from any point of the structure to the natural grade below.
B. Architectural elevations of each exposure (front, rear, both sides) of each building or structure type:

• Show rooftop equipment and demonstrate parapet screening (identify screening material).
• Show any adjacent structures on street elevation.
• Include a composite elevation from street level if multiple buildings are proposed (incorporate the profile of

landscaping and structures or equipment adjacent to such elevations).
• Label each elevation with a directional (north, south, etc.) orientation.

C. Type of roof, window (reflectivity) and wall materials (finished surface) to be used.
D. Accurate color of materials.
E. Location(s) and dimensions for all signs, graphics, or other advertising displays proposed on-site; indicate

type, color, copy (if known) and materials of construction (NOTE: Since a separate sign plan is required, make
sure that the information contained in both is the same).

F. Roof plan showing the direction of roof elements and equipment, exterior lights, vents, ducts and other exterior
mechanical utility equipment.

□ 7. Reduced Elevations - Ten (10) copies of the elevations reduced to 8½ x 11 in size.

□ 8. Sample Card - One (1) copy of the color and materials sample card, no larger than 8½ x 11 in size, contain
representative samples of all external colors and materials of construction proposed for use on the project. 
Samples must be consistent with the information shown on the elevations. The card shall also identify the project 
location, name and address, and bear a prominent label indicating the File Number(s) it is associated with, or 
leave space for staff to add it. 

□ 9. Detailed Description and Required Findings - One (1) copy of a detailed description of the project. Include
justification of required findings for the development application pursuant to the appropriate section of the 
Watsonville Municipal Code. 

□ 10. Environmental Information Form - One (1) copy of the environmental information form. Attached additional
sheets and technical studies, as necessary. 

□ 11. Vicinity Map - One (1) copy of the vicinity map on 8½ x 11 paper at a scale clearly indicating the subject parcel(s)
and showing the existing major street patterns, adjoining projects, subdivisions, water courses, and other 
significant landmarks within a one-mile radius of the exterior boundaries of the site sufficient to locate the 
proposed project in relationship to the surrounding community. 

□ 12. Title Report - Two (2) copies of the Preliminary Title Report for the subject property prepared within the last
twelve months which includes a declaration of all easements of record and copies of all easement/declaration 
instruments referenced. 

□ 13. Grading/Drainage Plan - Ten (10) copies of a conceptual grading/drainage plan, no larger than 24" x 36", folded
to 9" x 12", showing the following: 

A. The proposed and existing shape, height and grade of the site including the direction of drainage flow, existing
trees and percent of grade.

B. All proposed drainage facilities including retention basins, sand/oil separators, drop inlets, etc. Proposed
facilities must be designed in accordance with the submitted hydrology study.

C. All proposed cuts and fills coordinated with the proposed phasing of the project.
0. All quantities of cut and fill and their ultimate disposition.
E. All erosion control measures including proposed detention basins and retaining walls.
F. Cross-sectional profiles for existing and proposed grade changes, include all retention areas.
G. Location of perimeter walls, if applicable, and relationship of the walls to slopes and other walls, existing and

proposed. Where existing and proposed walls are shown, identify distance between wall faces and indicate
grade differential, if any.

□ 14. Drainage Report -A conceptual drainage report that supports the conceptual drainage plan.*

□ 15. Soils Report -A preliminary soils/geotechnical report supporting the proposed grading and project design.*

□ 16. Storm Water Control Plan - A storm water control plan demonstrating that new LID measures will meet the
performance standards of the City's Stormwater Post Construction Ordinance.* 

* Please contact Thomas Sharp at 768-3050 to determine if required for your submittal
P:\FORMS\Use Permit.doc 2018 
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ENVIRONMENTAL INFORMATION FORM 

CITY OF WATSONVILLE - Community Development Department 
250 Main Street 
Watsonville, CA 95076 
(831) 768-3050 (831) 768-6154 fax

The following environmental information form is to be completed by the project applicant, in accordance with section 21160 
of the California Environmental Quality Act (CEQA) and section 15060 of the CEQA Guidelines. Please provide answers 
to the questions below. Attach additional sheets, if necessary. 

GENERAL INFORMATION 

APPLICANT NAME HABITAT F012.. t+\J M .4_1\.l I°\ Y MON i c 'R.£ 'I A.A Y

APPLICANT ADDRESS Io <o rv, A 4 ND\, 1 A ..s r · . ..$AN r A.- <U2.,U z ,
> 

PHONE £,31 4to 9- 4�b 3. 

��C,6 2.

ASSESSOR'S PARCEL ___________________ .ZONING DISTRICT ____ _ 
NUMBER(S} SITE ADDRESS (OR :555 N Mr,-l .STR-ccl, WA r Sot,J VI 1.-l.£

.......,_......,_........,'+---------------------------·AIRPORT SAFETY ZONE ___ _ 

PROJECT INFORMATION 

PROJECT DESCRIPTION (i.e., What will be constructed? Proposed use? Project objectives?) __________ _ 

SITE SIZE (acres or square feet) _____________________________ _ 

PROJECT DEVELOPMENT (square feet and no. of floors) ______________________ _ 

NUMBER OF PARKING SPACES (off-street) __________________________ _ 
IMPERVIOUS SURFACE AREA (square feet) __________________________ _ 
PROPOSED PROJECT SCHEDULING/PHASING __________________________ _ 

FOR RESIDENTIAL PROJECTS, indicate the number of units, schedule of unit sizes, and household size(s) expected. __ _ 

FOR COMMERCIAL PROJECTS, indicate the type, estimated employment per shift, estimated occupancy, square-footage of 
sales area, loading facilities, hours of operation, and whether it is neighborhood, city or regionally oriented. {2...G TA l L- .S. Tl5)e_ E j

.3--4 E;M-PLO'( �f;;.S/'J:>A-'/ � IOA-M- .4 PM:
t ,-

FOR INDUSTRIAL PROJECTS, indicate type, estimated employment per shift, and loading facilities. ________ _ 

FOR INSTITUTIONAL PROJECTS, indicate the major function, estimated employment per shift, estimated occupancy, loading 
facilities, hours of operation, and anticipated community benefits. __________________ _ 

CONDITIONAL ENTITLEMENTS: if the project involves a Variance, Conditional Use Permit, or Rezoning, state this and indicate 
clearly why the application is required. ___________________________ _ 
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ENVIRONMENTAL SETTING 

EXISTING SETTING: Describe the natural characteristics (e.g., topography, drainage, soil stability, vegetation, habitat, etc.) 

on the project site. ____________________________________ _ 

EXISTING LAND USES: Describe any existing structures onsite and the use(s) of the structures. Attach photographs of the 

site. _________________________________________ _ 

ADJACENT LAND USES: Describe the surrounding properties, including information on plants and animals and any cultural, 

historical or scenic aspects. Indicate the type of land use (residential, commercial, etc.), intensity of land use (one-family, 

apartment houses, shops, retail stores, etc.) and scale of development (height, frontage, setback, rear yard, etc.). Attach 

photographs of the vicinity. _________________________________ _ 

TECHNICAL STUDIES: Are there any known technical reports that evaluate the property or the proposed project (e.g., biolog­

ical, archaeological/cultural, historic, geologic, soils, etc.)? Indicate which reports will be submitted with this application._ 

APPLICABLE ENVIRONMENTAL ASPECTS 

Are the following items applicable to the project or its effects? Discuss below all items checked yes (attach additional 
sheets as necessary). 

YES No 

D D 1. Change in existing features of any hills or substantial alteration of ground contours.

D D 2. Change in scenic views or vistas from existing residential areas or public lands or roads.

D D 3. Change in pattern, scale or character of general area of project.

D D 4. Significant amounts of solid waste or litter.

D D 5. Change in dust, ash, smoke, fumes or odors in vicinity.

D D 6. Change in stream or groundwater quality or quantity or alteration of existing drainage patterns.
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Page 8 of 18

Existing building

Existing commercial building

School to the East, Main Street to the West, Commercial properties to the 
north and south.

No.

X

X

X

X

X

X

Page 24 of 392



D D 7. Substantial change in existing noise or vibration levels in the vicinity.

D D 8. Site on filled land or on slope of 10 percent or more.

D D 9. Use or disposal of potentially hazardous materials, such as toxic substances, flammables or explosives.

D D 10. Substantial change in demand for municipal services (police, fire, water, sewage, etc.).

D D 11. Substantial increase in fossil fuel consumption (electricity, oil, natural gas, etc.).

D D 12. Relationship to a larger project or series of project.

D D 13. Creation of one acre or more of impervious surface area on the project site.

REDUCTION OR AVOIDANCE OF IMPACTS 

Discuss possible actions that could reduce or avoid any potential adverse environmental impacts associated with the 

project or its effects, as raised in the previous section (Applicable Environmental Aspects). ___________ _ 

CERTIFICATION 

I hereby certify that the statements furnished above and in the attached exhibits present the data and information required 
for this initial evaluation to the best of my ability and that the facts, statements and information presented are true and 
correct to the best of my knowledge and belief. If any of the facts represented here change, it is my responsibility to 
inform the City of Watsonville. 

APPLICANT SIGNATURE. ____ .... SJ<.�KLJ .... • ........ '--'-�-=·"--'-'=-· __________ DATE ____________ _ 

STAFF USE ONLY 

Environmental Information Form reviewed and found to be complete: Yes D No D 

If no, the following additional information is needed: ________________________ _ 

STAFF SIGNATURE. _______________________ DATE ____________ _ 

P:IFORMS\Environmental Information Form.docx 
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Our Vision
A world where everyone has a decent place to live.

Who We Are
Habitat for Humanity Monterey Bay is an independent locally operated and funded affiliate of
Habitat for Humanity International. Our mission is to build decent, affordable homes and
provide home ownership opportunities to qualified families who live and work in Santa Cruz
and Monterey Counties.

How It Works
Habitat for Humanity is not a giveaway program. Families purchase our homes with a down
payment, sweat equity, and an affordable mortgage.

Homeowner families are chosen according to their need, their ability to repay a zero or
no-interest loan, and their willingness to work in partnership with Habitat. Each Habitat
homeowner contributes 500 hours in sweat equity towards the construction of a Habitat home.

Who Can Be InvolEveryone! Habitat for Humanity Monterey Bay has an open-door policy.

All who believe in decent affordable places to live for everyone are welcome to help with our
work, regardless of race, religion, age, gender, sexual orientation, or political views. We
welcome volunteers and supporters from all backgrounds, and serve the same.

As a matter of policy, Habitat for Humanity International and its affiliated organizations do not
offer assistance on the expressed or implied condition that people must either adhere to or
convert to a particular faith, or listen and respond to messaging designed to induce conversion
to a particular faith. Our members, volunteers, and supporters are linked simply by the common
belief in decent housing for everyone.

What We’ve Built
Together, our volunteers and families have built 55 homes, with further plans extending through
the foreseeable future.
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Who It Benefits
Habitat for Humanity Monterey Bay is a community-based organization, and we strive to make
a positive impact on as many people as possible.

There is more to our program than just providing affordable homeownership for low and very
low-income families. Partner families attend workshops on budgeting and financial
management. Our partner families acquire skills and knowledge that will enable them to
establish a foundation upon which they can gain economic stability and build a brighter future
for their children. 

Our volunteers come from a wide range of backgrounds with a massive variety of skills. Anyone
can come and put decades of knowledge to work building affordable housing, or come in with
no experience and learn how to construct a home from the ground up.

Habitat homes cannot be sold for a profit, and, should the homeowners wish to move, will be
sold back to the organization at mortgage value, where they will be fixed up and remain
affordable housing. Every home we build helps keep the Monterey Bay region a place where
working class people can continue to raise their families.

Our ReStores accept donations of new and gently used furniture, building materials and
household items, keeping them out of landfills, and then sell them at affordable prices. All
profits from the ReStores fund our building projects.

Habitat for Humanity Monterey Bay brings people together to build homes,
communities and hope.
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Habitat for Humanity Monterey Bay ReStore - Watsonville

Overview:
The ReStores serve three main purposes. One, through donations, they allow us to raise money
which we use for building affordable homes in the community; Second, through our flexible
work schedule, they provide employment to members of our community as well as an
opportunity for others to volunteer; and Third, they reduce the amount of materials going to
landfill and allow many gently used items to provide benefit to a second or third owner,
prolonging the useful life. In 2020 the Santa Cruz ReStore diverted over 450 tons of reusable
goods from the landfill.

Our Santa Cruz ReStore has been in operation since August 2012 and for the past 9 years, has
been located at the Westside in Santa Cruz. Our current lease is ending in June of 2021. As we
considered where to relocate our ReStore, we evaluated a few locations that would be both
economical for us and also provide us with the donors and customers we need to be successful.
The location of 555 Main Street, Watsonville meets our needs, and we are negotiating a lease
with the Ow Family.

In moving to Watsonville, we believe that in addition to serving the communities of Santa Cruz
and Watsonville, we will be able to attract new customers and donors from South San Jose,
Morgan Hill and Gilroy, who would have found travel to the West-side of Santa Cruz to be
inconvenient.

The ReStore accepts donations of new and gently used construction materials, furniture,
appliances and household items. We have received new doors, windows, flooring, lumber,
shower stalls, faucets to name a few of the newer building materials, which are purchased at a
discount by DIY homeowners or contractors. We have also received used hardware, which is
sorted and binned by our employees and volunteers, and then resold. Occasionally, we have
received appliances that might have been dinged during transit, which stores like Home Depot
and Lowes donate to us, and we sell them to our customers.

Staffing & Operations:
Each ReStore has a Store Manager who reports to the Director of ReStores. There is a staff of
three full-time and two part-time employees at the ReStore, usually supported by volunteers
from the community. The employees work on a rotating shift system and individually work less
than 40 hours a week. Some of the employees are students, pursuing their degree and for
some, it is a second job, allowing them to supplement their family’s income. The work is
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overseen by the Director of ReStores, who is at the store two - three days a week. The proposed 
ReStore has a main entrance facing the street and a rear entrance facing the parking lot, 
through which products will be received and delivered.

We expect the working hours to be Tuesday to Sunday, from 10 a.m. to 4 p.m., but if there is 
strong demand, we may also open up the hours on Monday from 10 a.m. to 4 p.m.

Layout:
The proposed layout of how the merchandise we expect to display the merchandise is attached. 
The landlord has applied/will apply for a permit to add a rolling door or a double door at the will 
adjacent to the parking lot, as indicated in the drawing.

Parking Area:
We expect to have one or two of our trucks (16’) parked in the parking lot overnight. The 
loading or unloading of goods will be conducted through the double doors in the back, adjacent 
to the parking lot.

Donation drop-off, loading and unloading will be done in the area close to the dumpster, (as 
shown in the attached Plan) so as not to impede the flow of traffic in the parking lot.

The landlord has given us permission to place a storage container in the parking lot, towards the 
corner of the property, as long as it does not impede the gate for the school or impede the trash 
collection area. We hope to receive clearance from the City Planning to be able to place the 
container or a portable shed in that area for a twelve to eighteen month period.

Expansion:
If we are successful, we would like to expand our presence in Watsonville and the landlord has 
provided us an option to lease the adjacent property (currently Ramos Furniture). A footprint of 
the combined areas is attached.

Financial Plan:
The location in Watsonville is smaller than the existing location in Santa Cruz (approx. 9,400SF 
vs. 16,600SF). Due to a smaller location, we will have lower operating expenses and expect to 
maintain sales of approx. $40/SF of retail space. We expect that the overall operation will be 
profitable. We have an option to expand, and if we are successful in our first year, we will 
exercise our option and expand. If we find that we are not generating the revenue and profits as 
we expected, we will maintain our existing footprint.
It is our expectation that we will be successful and expand, to approximately 20,000SF and increase 
sales to between $800-900,000 annually in two years, and to contribute between $70-
$80,000 in sales tax revenue to the City.
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Annual Annual Comments

$$ FY 2021 FY 2022

Income

Revenue 692,322 430,000 Lower revenue due to smaller space

Gross Profit 680,075 417,754

Expense

Employee Expense Non Payroll 1,240 840

Total - Expense 496,418 398,639

Lower rent and expenses due to

smaller space

Net Ordinary Income 183,658 19,115

Community Engagement:
As a non-profit that is focused on the well-being of the community we work in, The ReStores
have a legacy of giving back. We have offered the victims of the CZU, River, Carmel and Dolan
fires a 75% discount on anything that they need to re-establish their homes and lives. To date,
we have completed over five hundred discounted transactions for fire victims.

We have joined the Watsonville Chamber of Commerce, and are excited to become a part of the
business community and serve the needs of our Watsonville customers.
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          555 Main Street  
 
 Land Area: 61,260.8 sq. ft. 

LOACTION OF  
ROLL-UP/ 
DOUBLE DOOR

INITIAL RESTORE SPACE

POTENTIAL EXPANSION SPACE 
IF RESTORE TAKES THE WHOLE 
BUILDING 

Designated Donation Drop 
Parking Off Spaces

Page 32 of 392

Administrator
Line

Administrator
Line

Administrator
Line

Administrator
Line

Administrator
Line

Administrator
Line

Administrator
Line

Administrator
Line

Administrator
Line

Administrator
Line

Benjamin Ow
Polygonal Line

Benjamin Ow
Line

Benjamin Ow
Line

Benjamin Ow
Line

Benjamin Ow
Line



Loading/Unloading
Area in red

Donation Unloading and purchase loading would be done in front of the dumpster area

outlined in red above. We feel this area will be the most out of the way to not block the flow of

traffic in the parking lot area in the rear of the building. However depending on the size of the

items them my be loaded/unloaded in any of the spots in the parking lot.

PARKING, LOADING & UNLOADING LOCATIONS
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QUICK REFERENCE FOR DESIGNERS For a full list of guidelines, please refer to the Brand User Guide available at my.habitat.org/branding 

color palette 

Color is an integral part of our brand and with consistent application can provide impact and brand 

recognition throughout all communications. 

PRIMARY COLORS 

Our primary palette was selected to help the brand feel vibrant, friendly and optimistic. 

Bright blue and bright green are influenced by the traditional blue and green of our Habitat logo; these 

new shades infuse a bold energy into the brand. These colors are often used as solid backgrounds 

with reversed copy or can appear as large, transparent callouts and display text treatments over brand 

photography. 

White, gray and black round out the primary palette and are typically used for typography and support 

messaging. White also is incorporated as a background color to contain text and graphics and to provide 

a bright, uncluttered space to ensure legibility. Gray can be tinted to meet user interface and print needs. 

PANTONE® 638 

C: 86 

M:O 

Y: 9 

K: 0 

R: 0 

G: 175 

B: 215 

HEX: OOAFD7 

VINYL: 1016 

PANTONE® 382 

C: 28 

M:O 

Y: 100 

K: 0 

R: 196 

G: 214 

B: 0 

HEX: C40600 

VINYL: 1030 

White 

C: 0 

M:O 

Y: 0 

K: 0 

R: 255 

G: 255 

B: 255 

HEX: FFFFFF 

VINYL: 74 

GRAY BLACK 

CooIGray8 Black 

C: 23 C: 0 

M:16 M:O 

Y: 13 Y: 0 

K: 46 K: 100 

R: 136 R: 0 

G: 139 G: 0 

B: 141 B: 0 

HEX: 888B80 HEX: 000000 

VINYL: 95 VINYL: 72 

Please refer to actual PANTONE® color chips to accurately match and reproduce these brand colors on the surface you are using. The CMYK formula should be 

used as a starting point. Work with your printer or designer to determine the correct formula for your specific project. 

The colors reproduced in this guide have not been evaluated by Pantone Inc. for accuracy and may not match the PANTONE Color Standards. PANTONE® is a 

registered trademark of Pantone, Inc. 

PAGE5 

SECONDARY COLORS 

A secondary palette of colors steeped in 

our heritage and influenced by building 

materials complements our primary colors. 

The secondary colors can be used when 

additional colors are needed for hardworking 

communications like charts, infographics and 

occasional accents. 

HABITAT BLUE 

PANTONE® 294 

C: 100 

M:53 

Y: 2 

K: 21 

R: 56 

G: 89 

B: 136 

HEX: 385988 

VINYL: 80 

ORANGE 

PANTONE®165 

C: 0 

M:70 

Y: 100 

K: 0 

R: 255 

G: 103 

B: 31 

HEX: FF671F 

VINYL: 79 

HABITAT GREEN 

PANTONE® 361 

C: 77 

M:O 

Y: 100 

K: 0 

R: 67 

G: 176 

B: 42 

HEX: 43B02A 

VINYL: 61 

BRICK 

PANTONE® 1807 

C: 10 

M:93 

Y: 71 

K: 33 

R: 164 

G: 52 

B: 58 

HEX: A4343A 

VINYL: 70 
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RESOLUTION NO.   ________  - 21 (PC) 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE, CALIFORNIA, APPROVING A SPECIAL USE PERMIT 
(APPLICATION NO.1360) TO ALLOW THE ESTABLISHMENT OF A 
SECONDHAND STORE IN AN EXISTING ±9,400 SQUARE FOOT 
COMMERCIAL TENANT SPACE WITH THE OPTION TO EXPAND 
OPERATIONS TO THE REMAINDER OF THE COMMERCIAL BUILDING 
(HABITAT FOR HUMANITY MONTEREY BAY RESTORE) LOCATED AT 
555 MAIN STREET, WATSONVILLE, CALIFORNIA (APN 018-231-44)  
 

Project: Habitat for Humanity Monterey Bay ReStore 
APN: 018-231-44 

 
 WHEREAS, on March 16, 2021, an application for a Special Use Permit 

(Application No. 1360) to allow the establishment of a secondhand store at 555 Main 

Street, Watsonville, California, was filed by Satish Rishi, applicant with Habitat for 

Humanity Monterey Bay, on behalf of Benjamin Ow, property owner; and 

 WHEREAS, the project site is designated Central Commercial (CC) on the General 

Plan Land Use Diagram and is within the Central Commercial Core Area (CCA) Zoning 

District; and 

 WHEREAS, the project qualifies for a Class 32 Categorical Exemption from the 

provisions of the California Environmental Quality Act (CEQA), pursuant to Section 

153032 of the CEQA Guidelines; and  

 WHEREAS, according to Santa Cruz County Assessor’s Office records, the 

commercial tenant space was constructed in 1910 and modified 1966; and 

 WHEREAS, on April 1, 2008, the Planning Commission of the City of Watsonville 

adopted Resolution No. 07-08 (PC), approving Special Use Permit (PP2008-98) allowing 

for the establishment of a family entertainment center for (Pump’d); and   
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 WHEREAS, on May 1, 2014, the Zoning Administrator of the City of Watsonville 

issued Zoning Clearance (BL2014-34), approving a change in ownership of the Pump’d 

family entertainment center; and 

 WHEREAS, on March 9, 2017, the Zoning Administrator of the City of Watsonville 

issued Zoning Clearance (BL2017-11), approving a change in ownership and name of 

the Pump’d family entertainment center to Jump-N-Around; and 

 WHEREAS, on May 20, 2019, the Zoning Administrator of the City of Watsonville 

issued Zoning Clearance (PP2019-193), approving a change in ownership and name of 

the Jump-N-Around family entertainment center to Bounce Land Inflatable Center; and 

 WHEREAS, on September 19, 2019, the Zoning Administrator of the City of 

Watsonville issued Zoning Clearance (PP2019-369) to allow for a change in ownership 

of the Jump-N-Around family entertainment center; and 

 WHEREAS, notice of time and place of the hearing to consider Special Use Permit 

(Application No. 1360) was given at the time and in the manner prescribed by the Zoning 

Ordinance of the City of Watsonville. The matter called for hearing evidence both oral and 

documentary introduced and received, and the matter submitted for decision; and 

 WHEREAS, the Planning Commission has considered all written and verbal 

evidence regarding this application at the public hearing and has made Findings, attached 

hereto and marked as Exhibit “A,” in support of the Special Use Permit (Application No. 

1360) to allow to allow the establishment of a ±9,400 square foot secondhand store with 

the option to expand operations into the remaining ±20,000 square feet of the commercial 

building at 555 Main Street (APN 018-231-44); and 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 

of Watsonville, California, as follows: 
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 Good cause appearing, therefore, the Planning Commission of the City of 

Watsonville does hereby grant approval of Special Use Permit (Application No. 1360), 

attached hereto and marked as Exhibit “C,” subject to the Conditions attached hereto and 

marked as Exhibit “B,” to allow the establishment of a secondhand store with the option 

to expand operations to the remainder of the building at 555 Main Street (APN 018-231-

44). 

 I HEREBY CERTIFY that the foregoing Resolution was introduced at a regular 

meeting of the Planning Commission of the City of Watsonville, California, held on the 1st 

day of June, 2021, by Commissioner___  ____      __, who moved its adoption, which 

motion being duly seconded by Commissioner__ ________, was upon roll call, carried 

and the resolution adopted by the following vote: 

 

Ayes:  Commissioners:    

Noes:  Commissioners:  

Absent: Commissioners:  

  
_________________________________ _______________________________ 
Suzi Merriam, Secretary Jenni Veitch-Olson, Chairperson 
Planning Commission  Planning Commission 
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CITY OF WATSONVILLE   EXHIBIT “A” 
PLANNING COMMISSION 
  
      Application No:  1360 
      APN:   018-231-44 
      Applicant:  Habitat for Humanity 
      Hearing Date:  June 1, 2021 
 
 
SPECIAL USE PERMIT FINDINGS (WMC § 14-12.513)  
 
The purpose of the Special Use Permit is to allow the establishment of a second hand 
store in an existing commercial building, pursuant to Chapter 14-16 of the Watsonville 
Municipal Code (WMC). 
 
1. The proposed use at the specified location is consistent with the policies 

embodied in the adopted General Plan and the general purpose and intent of 
the applicable district regulations. 

 
Supportive Evidence 
The subject property is designated Central Commercial (CC) on the General Plan 
Land Use Map and is within the Central Commercial Core Area (CCA) Zoning 
District.  A secondhand is conditionally allowed in the CCA Zoning District, subject 
to approval of a Special Use Permit by the Planning Commission.  As conditioned, 
the application meets all requirements of the Watsonville Municipal Code (WMC). 
 
The proposed project would convert a ±9,400 square foot portion of an existing 
commercial building from a family entertainment center into a secondhand store 
operated by Habitat for Humanity Monterey Bay. The organization will also have 
the option to expand operations to the remainder of the building. Sale of goods 
would benefit the organization’s mission of funding the construction of affordable 
housing throughout the Monterey Bay region. 

 
2. The proposed use is compatible with and preserves the character and 

integrity of adjacent development and neighborhoods and includes 
improvements or modifications either on-site or within the public rights-of-
way to mitigate development related adverse impacts such as traffic, noise, 
odors, visual nuisances, or other similar adverse effects to adjacent 
development and neighborhoods. 
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Supportive Evidence 
Pursuant to WMC Section 14-17.801(j), 28 parking stalls would be required to 
establish the secondhand store. The existing furniture requires approximately 21 
parking stalls as required by WMC Section 14-17.801(h). The Parking Ordinance 
allows for commercial parking to be calculated using 85 percent of the gross floor 
space. WMC §14-17.108. The total number of required parking stalls is 42 parking 
stalls.  
 
The surface parking lot contains approximately 43 parking stalls. As such, the 
project satisfies the off-street parking requirements on-site. 
 
Additionally, the subject site is located within the City of Downtown Parking District 
and is eligible for satisfying onsite (“off-street”) parking requirements offsite, 
pursuant to WMC Section 14-17.106. 
 
The proposed project involves a change in use from a family entertainment center 
to a secondhand store, with the installation of a roll up door to accommodate a 
donation drop off area. No additional modifications or site improvements are 
proposed.  

 
3. The proposed use will not generate pedestrian or vehicular traffic which will 

be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood. 

 
Supportive Evidence 
The establishment of a secondhand store in a ±9,400 square foot commercial 
tenant space will not generate additional pedestrian or vehicular traffic above 
existing levels. 
 
Two parking stalls would be utilized for individuals donating goods to the ReStore. 
As such, the donation of goods is not anticipated to conflict with existing and 
anticipated traffic patterns within the parking lot. 

 
4. The proposed use incorporates roadway improvements, traffic control 

devices or mechanisms, or access restrictions to control traffic flow or divert 
traffic as needed to reduce or eliminate development impacts on 
surrounding neighborhood streets. 

 
Supportive Evidence 
No additional traffic impacts are anticipated to occur as part of the establishment 
of a ±9,400 square foot secondhand store with the option to expand operations 
into the remainder of the existing commercial building. 
 

5. The proposed use incorporates features to minimize adverse effects, 
including visual impacts and noise, of the proposed special use on adjacent 
properties. 

 
Supportive Evidence 
The secondhand store would not cause adverse impacts on the property or 
adjacent property. As conditioned, the project will be required to comply with 
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current California Building Code requirements should any tenant improvements be 
proposed.  

 
 
6. The proposed special use complies with all additional standards imposed on 

it by the particular provisions of this chapter and all other requirements of 
this title applicable to the proposed special use and uses within the 
applicable base zoning district. 

 
Supportive Evidence 
The establishment of a ±9,400 square foot secondhand store with the option to 
expand operations into the remainder of the commercial building will be 
conditioned to comply with the provisions of Title 14 (Zoning), the Downtown 
Architectural and Land Use Guidelines, and the Downtown Signage Guidelines.   
 

7. The proposed special use will not be materially detrimental to the public 
health, safety, convenience and welfare, and will not result in material 
damage or prejudice to other property in the vicinity. 

 
Supportive Evidence 
As conditioned, the establishment of a ±9,400 square foot second store with the 
option to expand operations into the ±20,000 remainder of the commercial building 
will not be detrimental to the public health, safety, convenience and welfare, and 
will not result in material damage or prejudice to other property in the vicinity.   
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CITY OF WATSONVILLE   EXHIBIT “B” 
PLANNING COMMISSION 
  
      Application No:  1360 
      APN:   018-231-44 
      Applicant:  Habitat for Humanity  
      Hearing Date:  June 1, 2021 
 
 

SPECIAL USE PERMIT  
CONDITIONS OF APPROVAL 

 
General Conditions: 
 
1. Approval.  This approval applies to the application submitted on March 16, 2021 

and revised April 13, 2021 by Habitat for Humanity Monterey Bay, and identified 
as “Special Use Permit” for the establishment of a ±9,400 square foot secondhand 
store with the option to expand into the ±20,000 square foot remainder of the 
commercial building, received by the Community Development Department on 
March 16, 2021 and revised on April 13, 2021 (CDD-P) 

 
2. Conditional Approval Timeframe.  This Special Use Permit (Application No. 

1360) shall be null and void if not acted upon within 24 months from the effective 
date of the approval thereof.  Time extensions may be considered upon receipt of 
written request submitted no less than forty-five (45) days prior to expiration and 
in accordance with the provisions of Section 14-10.1201 of the Watsonville 
Municipal Code (WMC). (CDD-P) 

 
3. Modifications.  Modifications to the project or conditions imposed may be 

considered in accordance with WMC Section 14-10.1305.  (CDD-P)  
 
4. Compliance. The proposed use shall be in compliance with Use Permit Conditions 

of Approval, all local codes and ordinances, appropriate development standards, 
and current City policies.  Any deviation will be grounds for review by the City and 
may possibly result in revocation of the Use Permit, pursuant to Part 13 of WMC 
Chapter 14-10.  (CDD-P) 

 
5. Grounds for Review.  The project shall be in compliance with the conditions of 

approval, all local codes and ordinances, appropriate development standards, and 
current City policies. Any deviation will be grounds for review by the City and may 
possibly result in revocation of the Special Use Permit, pursuant to Part 13 of WMC 
Chapter 14-10, or other code enforcement actions, pursuant to WMC Chapter 14-
14.  (CDD-P) 

 
6. Appeal Period/Effective Date. This Special Use Permit shall not be effective until 

14 days after approval by the decision-making body or following final action on 
any appeal.  (CDD-P) 
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7. Necessary Revisions. The applicant shall make and not all revisions necessary 

to comply with all conditions of approval. The applicant shall certify in writing below 
the list(s) of conditions that the building plans comply with the conditions of 
approval. (CDD-P) 

 
8. Conditions of Approval.  A copy of the final conditions of approval must be 

printed on the first or second sheet of plans submitted for future permits. Plans 
without the conditions of approval printed directly on the first or second page will 
not be accepted at the plan check phase. (CDD-P) 

 
9. Required Statement. The applicant and contractor who obtains a building permit 

for the project shall be required to sign the following statement, which will become 
a conditions of the building permit: 

 
“I understand that the subject permit involves construction of a building (project) 
with an approved Special Use Permit. I intend to perform or supervise the 
performance of the work allowed by this permit in a manner which results in a 
finished building with the same level of detail, articulation, and dimensionality 
shown in the plans submitted for building permits. I hereby acknowledge that 
failure to construct the building as represented in the building permit plans, may 
result in delay of the inspections process and/or the mandatory reconstruction or 
alteration of any portion of the building that is not in substantial conformance with 
the approved plans, prior to continuation of inspections or the building final.” 

 
 

____________________________  _____________________ 
Signature of Building Contractor                        Date 

 
 

Project Specific Conditions: 
 
10. Bicycle Parking. Prior to issuance of a building permit, the project plans shall be 

revised to show 2 short-term outdoor bicycle parking stalls in accordance with 
WMC Section 14-17.113. (CDD-P). 
 

11. Expansion. Prior to expanding retail operations into the ±20,000 square foot 
remainder of the commercial building, the applicant shall submit an application for 
an Administrative Review Permit and Building Permit for any required tenant 
improvements. The primary use of the adjacent space shall be dedicated to retail. 
(CDD-P, CDD-B).  
 

12. Painting and Materials. Painting shall be done in substantial conformance with 
the colors submitted for review and approval of the Community Development 
Department on April 13, 2021 (CDD-P). 
 

13. Outdoor Storage of Goods and Storage Containers. Outdoor storage of goods 
is prohibited and shall be contained within a building. No storage containers shall 
be permitted on the premises for storage of goods. (CDD-P) 
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Building and Fire-related Conditions: 
 
14. Required Permits. The applicant shall obtain all required building permits for this 

project. (CDD-B, CDD-E) 
 
15. Building Code. Project construction shall comply with California Building Code 

requirements as adopted by the City of Watsonville (CDD-B) 
 
16. Construction Plans. Project construction drawing shall include the following 

information and shall be reviewed and approved by the City of Watsonville’s 
Building Official. Plans shall be drafted by a Licensed Architect or Engineering 
Professional:  
 

 Provide a proposed floor plan layout showing display and kiosk 
areas, sales counter, incidental areas (employee break room, etc.), 
and areas where donation items will be prepared and sorted. Egress 
and ingress aisles must be shown unobstructed and in compliance 
with the requirements of the California Building and Fire Code for 
emergency exiting purposes. 

 Fire extinguisher locations throughout the business.  

 Locations of illuminated exit signs and location of emergency backup 
lighting in case of a power outage. 

 Information on the stacking of merchandise and materials. Racks 
over 5 feet 8 inches in height are subject to California Building Code 
requirements. 
 

17. Fire Sprinkler Test. Prior to issuance of a Certificate of Occupancy, the Fire 
Sprinkler test shall be conducted to the satisfaction of the City of Watsonville’s Fire 
Marshall (CDD-F). 
 

18. Backflow Prevention. All utilities require City-approved backflow prevention 
devices. Backflow prevention devices shall be located within five feet of the water 
meter, adequately screened, and comply with City of Watsonville Standards W-
10 and W-12 (CDD-E, PW)  
 

19. Accessibility.  The project shall conform with accessibility requirements to 
buildings and facilities by individuals with disabilities under the American 
Disabilities Act. (CDD-B) 

 
 
 
On-Going Conditions: 
 
20. Downtown Architectural and Land Use Guidelines and Downtown Signage 

Guidelines Conformance.  All proposed signage and exterior modifications shall 
conform to the Downtown Architectural and Land Use Guidelines and the 
Downtown Signage Guidelines (CDD-P). 
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21. Sign Permit. Any new or proposed changes in the exterior signage for the 
premises shall require Sign and Building Permits through the Community 
Development Department. (CDD-P-B) 

 
22. Design Review Permit.  Any exterior modifications or site improvements will 

require issuance of a Design Review Permit from the Community Development 
Department. (CDD-P) 

 
 
Indemnity Provision: 
 
23. Indemnity Provision. The applicant shall sign a defense and indemnity contract 

agreeing to defend, indemnify, and hold harmless the City of Watsonville, its 
elected and appointed officials, officers, employees, and agents arising out Special 
Use Permit (App No. 1360), including but not limited to any approval or condition 
of approval of the City of Watsonville Planning Commission or City Council.  The 
City shall promptly notify the applicant of any claim, action, or proceeding 
concerning this permit and the applicant and City shall cooperate fully in the 
defense of the matter. The City reserves the right to select counsel in the defense 
of the matter. (CA) 

 
 
Key to Department Responsibility 
 
CDD-B  – Community Development Department (Building) 
CDD-P  –  Community Development Department (Planning) 
CDD-E  –  Community Development Department (Engineering) 
PW  –  Public Works Department 
WFD  –  Watsonville Fire Department 
CA      –  City Attorney  
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CITY OF WATSONVILLE   EXHIBIT “C” 
PLANNING COMMISSION 
  
      Application No:  1360 
      APNs:   018-231-44 
      Applicant:  Habitat for Humanity 
      Hearing Date:  June 1, 2021 
 
 
Applicant:  Habitat for Humanity Monterey Bay 

Address:  108 Magnolia Street, Santa Cruz, CA 95062 

Project:  Special Use Permit  

Location: 555 Main Street, Watsonville, CA 95076 

Purpose:  Allow the establishment of a ±9,400 square foot secondhand store 

with the option to expand into the remaining ±20,000 square foot 

commercial building. 

Property Owner: Benjamin Ow 

Address:  1601 41st Avenue, Suite 202, Capitola, CA 95010 

A Special Use Permit (Application No. 1360) to allow the establishment of a ±9,400 

square foot secondhand store with the option to expand into the remaining ±20,000 

square foot commercial building  located at 555 Main Street, Watsonville (APN 018-231-

44), was reviewed by the Planning Commission at a public hearing on June 1, 2021, and 

was conditionally approved by adoption of Planning Commission Resolution No.___ (PC) 

together with findings and conditions of approval attached hereto and made a part of this 

permit.   

 

CITY OF WATSONVILLE 
Planning Commission 
 
 
       
Suzi Merriam  
Community Development Director 
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RESOLUTION NO.   ________  -21 (PC) 

 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE, CALIFORNIA, DENYING A SPECIAL USE PERMIT 
(APPLICATION NO.1360) TO ALLOW THE ESTABLISHMENT OF A 
SECONDHAND STORE IN AN EXISTING ±9,400 SQUARE FOOT 
COMMERCIAL TENANT SPACE WITH THE OPTION TO EXPAND 
OPERATIONS TO THE REMAINDER OF THE COMMERCIAL BUILDING 
(HABITAT FOR HUMANITY MONETERY BAY RESTORE) LOCATED AT 
555 MAIN STREET, WATSONVILLE, CALIFORNIA (APN 018-231-44)  
 

Project: Habitat for Humanity Monterey Bay ReStore 
APN: 018-231-44 

 
 WHEREAS, on March 16, 2021, an application for a Special Use Permit 

(Application No. 1360) to allow the establishment of a secondhand store at 555 Main 

Street, Watsonville, California, was filed by Satish Rishi, applicant with Habitat for 

Humanity Monterey Bay, on behalf of Benjamin Ow, property owner; and 

 WHEREAS, the project site is designated Central Commercial (CC) on the General 

Plan Land Use Diagram and is within the Central Commercial Core Area (CCA) Zoning 

District; and 

 WHEREAS, according to Santa Cruz County Assessor’s Office records, the 

commercial tenant space was constructed in 1910 and modified 1966; and 

 WHEREAS, on April 1, 2008, the Planning Commission of the City of Watsonville 

adopted Resolution No. 07-08 (PC), approving Special Use Permit (PP2008-98) allowing 

for the establishment of a family entertainment center for (Pump’d); and   

 WHEREAS, on May 1, 2014, the Zoning Administrator of the City of Watsonville 

issued Zoning Clearance (BL2014-34), approving a change in ownership of the Pump’d 

family entertainment center; and 

 WHEREAS, on March 9, 2017, the Zoning Administrator of the City of Watsonville 

issued Zoning Clearance (BL2017-11), approving a change in ownership and name of  

the Pump’d family entertainment center to Jump-N-Around; and 
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 WHEREAS, on May 20, 2019, the Zoning Administrator of the City of Watsonville 

issued Zoning Clearance (PP2019-193), approving a change in ownership and name of 

the Jump-N-Around family entertainment center to Bounce Land Inflatable Center; and 

 WHEREAS, on September 19, 2019, the Zoning Administrator of the City of 

Watsonville issued Zoning Clearance (PP2019-369) to allow for a change in ownership 

of the Jump-N-Around family entertainment center; and 

 WHEREAS, notice of time and place of the hearing to consider Special Use Permit 

(Application No. 1360) was given at the time and in the manner prescribed by the Zoning 

Ordinance of the City of Watsonville. The matter called for hearing evidence both oral and 

documentary introduced and received, and the matter submitted for decision; and 

 WHEREAS, the Planning Commission has considered all written and verbal 

evidence regarding this application at the public hearing and has made Findings, attached 

hereto and marked as Exhibit “A,” not in support of the Special Use Permit (Application 

No. 1360) to allow the establishment of a ±9,400 square foot secondhand store with the 

option to expand operations into the remaining ±20,000 square feet of the commercial 

building at 555 Main Street (APN 018-231-44); and 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 

of Watsonville, California, as follows: 

 Good cause appearing, therefore, the Planning Commission of the City of 

Watsonville does hereby deny Special Use Permit (Application No. 1360) to allow the 

establishment of a secondhand store with the option to expand operations to the 

remainder of the building at 555 Main Street (APN 018-231-44). 

 I HEREBY CERTIFY that the foregoing Resolution was introduced at a regular 

meeting of the Planning Commission of the City of Watsonville, California, held on the 1st 

day of June, 2021, by Commissioner___      ___  ____, who moved its adoption, which 
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motion being duly seconded by Commissioner__ _________, was upon roll call, carried 

and the resolution adopted by the following vote: 

 

Ayes:  Commissioners:    

Noes:  Commissioners:  

Absent: Commissioners:  

  
_________________________________ _______________________________ 
Suzi Merriam, Secretary Jenni Veitch-Olson, Chairperson 
Planning Commission  Planning Commission 
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CITY OF WATSONVILLE   EXHIBIT “A” 
PLANNING COMMISSION 
  
      Application No:  1360 
      APN:   018-231-44 
      Applicant:  Habitat for Humanity 
      Hearing Date:  June 1, 2021 
 
 
SPECIAL USE PERMIT FINDINGS (WMC § 14-12.513)  
 
The purpose of the Special Use Permit is to allow the establishment of a secondhand 
store in an existing commercial building, pursuant to Chapter 14-16 of the Watsonville 
Municipal Code (WMC). 
 
1. The proposed use at the specified location is consistent with the policies 

embodied in the adopted General Plan and the general purpose and intent of 
the applicable district regulations. 

 
Supportive Evidence 
The subject property is designated Central Commercial (CC) on the General Plan 
Land Use Map and is within the Central Commercial Core Area (CCA) Zoning 
District. The 2005 General Plan details the following goals and policies concerning 
commercial land uses in downtown Watsonville: 

 

 Goal 4.3 Commercial Land Use – Revitalize the central business district 
and provide adequate neighborhood commercial services 

 Policy 4.C. Commercial Land Use – The City shall plan for revitalization 
of the central business district along with the distribution of convenient 
neighborhood commercial centers. 

 Implementation Measure 4.C.1. – The City shall use the redevelopment 
process to encourage the location of retail, professional, and residential 
uses as well as personal services within the central business district to 
serve the entire Pajaro Valley 

 
The proposed secondhand store is not consistent with General Plan Goal 4.3 nor 
Policy 4.C. in that the establishment of a secondhand store does not revitalize the 
central business district. Secondhand stores provide a minimal tax benefit to the 
community and are not part of the vision for a revitalized downtown. 

 
 A secondhand is conditionally allowed in the CCA Zoning District, subject to 
approval of a Special Use Permit by the Planning Commission. There are two 
secondhand locations within walking distance of the subject site: Goodwill at 470 
Main Street and the Stop and Shop Family Bargain Center at 18 East Lake 
Avenue.  

 
Additionally, the City of Watsonville’s Strategic Plan’s Goal 4 (Economic 
Development) emphasizes the importance of revitalizing downtown through 
supporting efforts to complete the Downtown Specific Plan, business attraction and 
expansion, and creation of living wage job opportunities for local residents. As 
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such, the Downtown Specific Plan does not envision secondhand stores as part of 
a revitalized downtown. 
 
The establishment of a ±9,400 square foot secondhand store with the option to 
expand operations into the remaining ±20,000 square feet of an existing 
commercial building is not consistent with General Plan and adopted priorities of 
the City of Watsonville in that it provides minimal sales tax benefits to the 
community and does not work to revitalize downtown Watsonville. An additional 
secondhand store is not needed to supply residents of the City and the surrounding 
community with another option to meet the demand for secondhand items. 
 

2. The proposed use is compatible with and preserves the character and 
integrity of adjacent development and neighborhoods and includes 
improvements or modifications either on-site or within the public rights-of-
way to mitigate development related adverse impacts such as traffic, noise, 
odors, visual nuisances, or other similar adverse effects to adjacent 
development and neighborhoods. 

 
Supportive Evidence 
The purpose of the Central Commercial Core Area (CCA) Zoning District is to 
establish an area for the development of a concentrated, pedestrian-oriented 
downtown center with intensive commercial, financial, administrative, professional, 
entertainment, cultural, and residential uses within the heart of the city. 
 
The proposed project would allow for the establishment of ±9,400 square foot 
secondhand store with the option to expand operations into the remaining ±20,000 
square feet of an existing commercial building. There are two additional 
secondhand stores within walking distance of the proposed ReStore, located at 
470 Main Street and 18 East Lake Avenue. An additional secondhand store is not 
needed to supply residents of the City and the surrounding community with another 
option to meet the demand for secondhand items. 
 
In addition, the City is actively working to revitalize the downtown area to attract 
new retail business, restaurants and housing.  Secondhand stores provide minimal 
sales tax benefits to the community and are not part of the vision for a revitalized 
downtown. 
 

3. The proposed use will not generate pedestrian or vehicular traffic which will 
be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood. 

 
Supportive Evidence 
The establishment of a secondhand store in a ±9,400 square foot commercial 
tenant space will not generate additional pedestrian or vehicular traffic above 
existing levels. 
 
Two parking stalls would be utilized for individuals donating goods to the ReStore. 
As such, the donation of goods is not anticipated to conflict with existing and 
anticipated traffic patterns within the parking lot. 
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4. The proposed use incorporates roadway improvements, traffic control 
devices or mechanisms, or access restrictions to control traffic flow or divert 
traffic as needed to reduce or eliminate development impacts on 
surrounding neighborhood streets. 

 
Supportive Evidence 
No additional traffic impacts are anticipated to occur as part of the establishment 
of a ±9,400 square foot secondhand store with the option to expand operations 
into the remainder of the existing commercial building. 
 

5. The proposed use incorporates features to minimize adverse effects, 
including visual impacts and noise, of the proposed special use on adjacent 
properties. 

 
Supportive Evidence 
The secondhand store would not cause adverse impacts on the property or 
adjacent property. As conditioned, the project will be required to comply with 
current California Building Code requirements should any tenant improvements be 
proposed.  

 
6. The proposed special use complies with all additional standards imposed on 

it by the particular provisions of this chapter and all other requirements of 
this title applicable to the proposed special use and uses within the 
applicable base zoning district. 

 
Supportive Evidence 
The establishment of a ±9,400 square foot secondhand store with the option to 
expand operations into the remainder of the commercial building will be 
conditioned to comply with the provisions of Title 14 (Zoning), the Downtown 
Architectural and Land Use Guidelines, and the Downtown Signage Guidelines.   
 

7. The proposed special use will not be materially detrimental to the public 
health, safety, convenience and welfare, and will not result in material 
damage or prejudice to other property in the vicinity. 

 
Supportive Evidence 
The proposed ±9,400 square foot second store with the option to expand 
operations into the ±20,000 remainder of the commercial building would benefit 
the organization’s mission of funding the construction of affordable housing 
throughout the Monterey Bay region.  
 
An additional secondhand store is not needed downtown to supply residents of the 
City and the surrounding community, in that the proposed location is within walking 
distance of existing secondhand stores.  As such, the proposed secondhand store 
would not provide a public convenience or benefit.   
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5/28/2021 

City of Watsonville Planning Commission 
250 Main Street  
Watsonville, California 95076 

Re: Support for Habitat for Humanity’s ReStore relocation to Watsonville 

Dear Commissioners, 

Community Bridges | Puentes de la Comunidad is in favor of, and fully supports Habitat’s ReStore’s move to 

Watsonville. As a key advocate of affordable housing, the ReStores raise funds that allow Habitat for 

Humanity Monterey Bay to help finance and support its critical mission to provide affordable housing 

opportunities to the clients and staff we serve. We also know that through their annual revenues of close to 

1mm dollars the sales tax generated will positively affect our community.  

In addition to providing funding for the affordable housing programs, the ReStores also provides 
employment opportunities to local residents who seek low barrier work and opportunities. In addition, 
ReStore will help support a green and environmentally friendly economy by ensuring access to new and 
gently used building materials for homeowners, thus reducing the amount of items going to the landfill. 

We are here with open arms to welcome another mission critical social service to the neighborhood, and 
hope to have the support of the planning commission to approve their special use permit so that Habitat for 
Humanity Monterey Bay, can continue to add to the number of local families who have been matched with an 
affordable home built by this organization.  

We urge that you continue to see nonprofits as an ally to revitalization. Across the nation, we see nonprofits 

being the first to look for opportunities, to act, and to bring vibrancy, foot traffic and investment to 

communities. While outcomes of such efforts are often highly beneficial to the communities they are 

frequently met with hesitation and red tape. We hope that you will see this as the opportunity that it is, and 

we welcome you to come visit and see the investments we have made at our location versus the deferred 

maintenance left by the previous owner and commercial landlord of our property at 521 Main Street.  

Sincerely, 

Cc: Satish Rishi 
Chief Executive Officer, Habitat for Humanity Monterey Bay 

, Community Bridges
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Dedicated to the success of our members by:
* creating a strong local economy

* promoting the community
* providing networking opportunities

* representing business to government

P. O. Box 1748   *   Watsonville, CA  95077   *   pajarovalleychamber.com   *   Phone (831) 724-3900   *   Fax (831) 728-5300  
 
 
June 1, 2021 
 
 
To:  Watsonville City Planning Commission 
 
 
On behalf of the Pajaro Valley Chamber of Commerce, we would like to support the proposed Habitat for 
Humanity ReStore location in downtown Watsonville.   
 
ReStore is a retail store and not to be confused with a thrift or second-hand store.  They accept donations of 
new and gently used construction materials, furniture, appliances and household items, including new doors, 
windows, flooring, lumber, shower stalls and faucets.   
 
The ReStores serve three main purposes.  
 
One, through donations, they raise money which is used for building affordable homes in the community. 
Businesses, organizations and individuals donate new and gently used products, which are sold to raise money, 
which goes into supporting their affordable housing programs. To date, they have built fifty-five homes and 
enabled over sixty low-income families find homes and become a part of a community.  
 
Second, through their flexible work schedule, they provide employment to members of the community as well 
as an opportunity for others to volunteer.  They will employ three full-time employees and five part-time 
employees at the Watsonville ReStore. Some of their part-time workers are students and others are residents 
who require a flexible schedule. In addition to employment, they also expect to collect around $70k in sales 
tax, which also benefits the local community. 
 
Third, they reduce the amount of materials going into landfill and allow many gently used items to provide 
benefit to a second or third owner, prolonging the product’s useful life. In 2020 the Santa Cruz ReStore 
diverted over 450 tons of reusable goods from the landfill. 
 
They are planning on relocating their Santa Cruz ReStore to 555 Main Street in Watsonville. They look forward 
to serving a major part of their clientele living in Watsonville and the surrounding area; contribute to the 
Watsonville tax base; and address global warming issues by recycling useable materials, furniture, and 
clothing, which are all products many Watsonville customers need.  
 
Thank you and we look forward to welcoming Habitat for Humanity ReStore to their Watsonville location soon. 
 
Sincerely, 
 
 
Shaz Roth 
President/CEO 
Pajaro Valley Chamber of Commerce and Agriculture 

           Shaz Roth
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Agenda Report 
 

 
MEETING DATE: Tuesday, June 1, 2021 
 

TO: Planning Commission 
 

FROM: COMMUNITY DEVELOPMENT DIRECTOR MERRIAM 
   PRINCIPAL PLANNER JUSTIN MEEK, AICP 
 

SUBJECT: PLANNING COMMISSION RECOMMENDATION TO CITY COUNCIL TO 
ALLOW THE CONSTRUCTION OF 21 TOWNHOMES ON A 1.57± ACRE 
SITE LOCATED AT 547 AIRPORT BOULEVARD (APN 015-321-01) 

 
 
 
STATEMENT OF ISSUES 
The project proposes to construct 21 row-style, two-story townhouse units on a 1.57± acre site 
located at 547 Airport Boulevard.  Overall development includes installing new onsite circulation 
and parking lot, landscaping, common space amenities, stormwater facilities, and trash 
enclosure.  Development of the project also involves discontinuing an existing rebar processing 
operation and demolishing an existing residence along with impervious surfaces, such as 
building foundations and surface parking areas.  Project entitlements consist of a General Plan 
Map Amendment, Zoning Map Amendment, Planned Development, Major Subdivision 
(Tentative Map), Special Use Permit/Specific Development Plan with Design Review, and 
Environmental Review. 
 
RECOMMENDED ACTION 
Staff recommends that the Planning Commission: 
(a) adopt a Resolution recommending that the City Council adopt a Mitigated Negative 
Declaration; and  
(b) adopt a Resolution recommending that the City Council approve a General Plan Map 
Amendment, Zoning Map Amendment, Planned Development, Major Subdivision (Tentative 
Map), and Special Use Permit with Design Review and Specific Development Plan (PP2018-11) 
to allow the construction of the 21 townhomes on a 1.57± acre site located at 547 Airport 
Boulevard (APN 015-321-01) 
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BASIC PROJECT DATA 

 
Application: PP2018-11           
Location: 547 Airport Boulevard (APN: 015-321-01) 
Lot Size: 1.57± acre  
 
General Plan: Industrial 
Zoning:  Industrial Park (CT) 
Surrounding:  Industrial in the IP Zoning District (west & south), Residential Medium Density 

in the Multiple Residential Medium Density / Residential Manufactured Home 
Park (RM-2/R-MH) Zoning District (east), and Transportation, Communication, 
and Utilities in the Public Facilities (PF) Zoning District (north) 

 
Existing Use:   Rebar processing facility and single residence 
Proposed:  Residential (townhouse units) 
Surrounding:  Residential (mobile home units), light industrial, airport 
 
Flood Zone:  The project site is not within a 100-year floodplain  
 
CEQA Review: An Initial Study/Mitigated Negative Declaration has been prepared for this 

project, in accordance with the provisions of the California Environmental 
Quality Act (CEQA). 

 
Applicant/Property Owner:   Raoul Ortiz, 547 Airport Boulevard, Watsonville, CA 95076 
 
 
BACKGROUND 

On May 17, 2017, the City provided Raoul Ortiz a pre-application letter (PP2017-72) for the 
construction of 21 townhome units on 1.57± acre site located at 547 Airport Boulevard. 
 
On December 21, 2018, Raoul Ortiz, applicant and property owner, applied for a General Plan 
Map Amendment, Zoning Map Amendment, Planned Development, Major Subdivision 
(Tentative Map), and Special Use Permit/Specific Development Plan with Design Review and 
Environmental Review (PP2018-11) to allow construction of 21 townhomes at the subject site.   
 
On January 25, 2019, staff provided the applicant an incomplete letter outlining issues that 
needed to be addressed for moving forward with the project. 
 
On July 11, 2020, the applicant’s architect Fred Lattanzio submitted revised plans in response 
to the incomplete letter. 
 
On January 27, 2020, the applicant entered into a reimbursement agreement with the City of 
Watsonville for preparation of an Initial Study/Mitigated Negative Declaration for the project.  The 

draft Initial Study and proposed Mitigated Negative Declaration were available for a 30‐day 
review period beginning Monday, August 24, 2020 and ending Tuesday, September 22, 2020. 
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On February 16, 2021, the applicant’s architect Fred Lattanzio submitted revised plans to 
address incomplete items. 
 
On April 3, 2021, the applicant’s engineer Joel Ricca with Bowman & Williams submitted revised 
plans to address incomplete items identified by Engineering staff. 
 
PROCESS 

Amendment to the General Plan Land Use Diagram 
The provisions of the General Plan text and the General Plan Land Use Diagram may be 
amended by the Council by resolution and according to procedures established in Chapter 14-
12 of the Watsonville Municipal Code (WMC) whenever the public necessity, the general 
community welfare, and good zoning practices permit such amendment.  WMC § 14-12.700. 
 
Any proposed amendment to the General Plan Land Use Diagram shall be reviewed by the 
Planning Commission, at a public hearing noticed in accordance with Part 9 of WMC Chapter 
14-10 and conducted in accordance with Part 10 of WMC Chapter 14-10, for recommendation 
to the City Council. At the conclusion of the public hearing, the Commission shall adopt a 
resolution, recommending approval or denial of the proposed amendment, by the affirmative 
vote of the majority of the Commission members, subject to findings required by WMC Section 
14-12.708. 
 
Upon forwarding the Commission recommendation for approval, modified approval, or denial in 
any matter by the Planning Commission to the Council, such recommendation shall be 
accompanied by a complete report of the Commission’s action prepared by the Community 
Development Department, including a summary of the hearing, its findings, and a copy of the 
Commission resolution, minutes, along with any other pertinent material or information which will 
assist the Council in making its final determination in the matter. WMC § 14-12.706.  Upon 
receipt of the Commission’s recommendation, and before adopting any amendment, the Council 
shall review the matter at a public hearing noticed in accordance with Part 9 of WMC Chapter 
14-10 and conducted in accordance with Part 10 of WMC Chapter 14-10. 
 
At the conclusion of the public hearing, the Council shall adopt a resolution approving or denying 
the proposed amendment, subject to findings set forth in WMC Section 14-12.708. 
 
Amendment to the Zoning Map 
The provisions of Title 14 and the Zoning Map may be amended by the Council by ordinance 
and according to procedures established in WMC Chapter 14-12 whenever the public necessity, 
the general community welfare, and good zoning practices permit such amendment.  Pursuant 
to WMC Sections 14-12.802 through 14-12.807, the map of the adopted Zoning Code may be 
amended in the same manner as the General Plan Land Use Diagram.   
 
Planned Development Overlay District and Special Use Permit 
The purpose of the Planned Development (PD) Overlay District is to provide a technique to foster 
development plans for eligible lands which serve public objectives more fully than development 
plans permitted under conventional zoning regulations; and to establish criteria for identifying 
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those parcels of land which are eligible for the special procedures available for creative 
development plans requiring special review and approval procedures.   
 
The PD District is an “overlay” or “combining” district which is placed over or covers an existing 
base residential, commercial, or industrial districts.1 The PD Overlay District shall be designated 
by the use of the letters PD following the underlying zoning designation. The regulations of the 
underlying district may be superseded, modified or amended upon approval of the planned 
development as provided in Part 25 of WMC Chapter 14-16.  A PD Overlay District may provide 
for modifications on district regulations, where appropriate, in areas such as building setbacks, 
building height, lot area, parking, and use.  WMC § 14-16.2503. 
  
Pursuant to WMC Section 14-16.2502, the intent of the PD District is so that: 
 

(a)    Planned development zoning will be granted only where the subject parcel is large 
enough to make innovative and creative site planning possible; 

 
(b)    Applicants shall have the professional capability to produce a creative plan; 
 
(c)    The public interest in achieving goals stated in the General Plan will be served more 

fully through the planned development process rather than through application of 
conventional district regulations; 

 
(d)    The advantages to landowners afforded by the planned development process will be 

balanced by public benefits; 
 
(e)    Natural or man-made features and resources of the site such as topography, trees, 

watercourses, and the like are preserved; and 
 
(f)    A PD Overlay District shall only be allowed in any existing zoning districts. 

 
The Planning Commission shall review the request for the establishment of a PD Overlay District 
and make a recommendation to the City Council, which shall review the matter at a public 
hearing and establish the PD Overlay District by ordinance.  After adoption of a PD Overlay 
District, a Special Use Permit issued by the City Council shall be required for any and all uses 
in a PD Overlay District.  An application for a Special Use Permit in a PD Overlay District shall 
include and be accompanied by a Specific Development Plan which, if approved by the City 
Council, shall become a part of the Use Permit.  The recommendation by the Planning 
Commission, adoption by Ordinance of a PD Overlay District by the City Council, and issuance 
of a Special Use Permit by the City Council after adoption of a PD Overlay District shall in each 
instance be passed by at least five affirmative votes. 
 
Before recommending or approving any PD Overlay District and related development plan, the 
Planning Commission and the City Council shall make the findings set forth in WMC Section 14-
16.2508. 

                                                 
1 See American Planning Association “Property Topics and Concepts” website for more information on overlay 
zoning, https://www.planning.org/divisions/planningandlaw/propertytopics.htm#Overlay. 
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The purpose of the Special Use Permit is to ensure the proper integration of uses which, because 
of their special nature, may be suitable only in certain locations or zoning districts or only if such 
uses are arranged or designed in a particular manner.  WMC § 14-12.500.  This special review 
shall be for the purpose of determining that the proposed use is, and will continue to be, 
compatible with surrounding, existing, or planned uses; and for the further purpose of 
establishing such special conditions as may be necessary to ensure the harmonious integration 
and compatibility of uses in the neighborhood and with the surrounding area.  WMC § 14-12.501.   
 
Tentative Map 
The Planning Commission shall review and make a recommendation on the Tentative Map and 
all staff recommendations pertaining thereto at a public hearing within 50 days after the filing of 
a tentative map application with the Community Development Department. The 50 days shall 
commence only after the project is deemed complete and after certification of an environmental 
impact report, adoption of a negative declaration, or determination that the project is exempt 
from CEQA. 
 
In recommending approval or conditional approval or denial of the Tentative Map, the Planning 
Commission shall make all of the findings as applicable listed in WMC Section 13-4.09(d). In the 
event that one or more of the findings included in WMC Section 13-4.09(d) cannot be made to 
support approval or conditional approval of the Tentative Map, the Planning Commission shall 
recommend that the map be denied.   
 
The recommendation to the City Council by the Planning Commission to approve, conditionally 
approve or to deny a Tentative Map application for a subdivision of five or more lots is not 
appealable. All such applications shall be forwarded to the City Council regardless of the 
Planning Commission’s recommendation.  Upon the receipt of the Planning Commission’s report 
on the Tentative Map, the City Clerk shall set the matter for a public hearing before the City 
Council. Such hearing shall be set at the next available regular meeting of the City Council 
following the filing of the Planning Commission’s report with the City Council and shall be held 
within 30 days thereafter. 
 
The City Council shall approve, conditionally approve, or deny the Tentative Map within the 30-
day period.  The approval of the Tentative Map shall in no way relieve the subdivider of the 
responsibility to comply with the requirements of WMC Title 13 and to provide the improvements 
and easements necessary to meet all City standards, whether or not the same are set forth in 
the approval of the Tentative Map.  The City Council may not approve a Tentative Map unless it 
makes all of the findings set forth in WMC Section 13-4.09(d).   In the event that one or more of 
the findings included in WMC Section 13-4.09(d) cannot be made to support approval or 
conditional approval of the Tentative Map, the map shall be denied. 
 
Design Review 
All new construction, exterior remodeling, additions, or changes in use requiring additional 
parking, which involve structures used for multi-family residential, commercial, industrial or 
public purpose are subject to Design Review.  WMC § 14-12.400.  No Building Permit shall be 
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issued for a development subject to Design Review until a Design Review Permit has been 
approved in accordance with WMC Chapter 14-12 and conditions of approval have been met. 
 
When considering applications for Design Review, the Planning Commission shall evaluate the 
impact of the Design Review on and its compatibility with surrounding properties and 
neighborhoods to ensure the appropriateness of the development and make the findings set 
forth in WMC Section 14-12.403.  The findings for a Design Review Permit are substantially 
similar to those required for Special Use Permits, except for the finding set forth in subdivision 
(e) of WMC Section 14-12.403, which requires that additional design elements to ensure an 
overall harmonious design and minimize adverse effects of the proposed development on 
adjacent properties. 
 
Environmental Review 
The California Environmental Quality Act requires local and state governments to consider the 
potential environmental effects of a project before making a decision on it.  CEQA’s purpose is 
to disclose the potential impacts of a project and suggest methods to minimize those impacts so 
that decision-makers will have full information upon which to base their decision.  Below is a 
summary of key provisions for the consideration and adoption of a negative declaration or 
mitigated negative for a project. 
 

1. Consideration prior to approval.  Prior to approving a project, the decision-making 
body shall consider the proposed negative declaration or mitigated negative declaration 
together with any comments received during the public review process. 

 
2. Standard.  The decision-making body can adopt the negative declaration or mitigated 

negative declaration only if it finds there is no substantial evidence that the project will 
have a significant effect on the environment. 

 
3. The Record.  The lead agency is to specify the location of the documents and materials 

constituting the record. 
 

4. Mitigation Monitoring and Reporting.  When adopting a mitigated negative 
declaration, the lead agency must also adopt a program for reporting or monitoring the 
changes it has required or made conditional on approval. 

 
STANDARD OF REVIEW & APPEAL PROCESS 

Whether a particular decision is adjudicative or legislative determines the requirements to 
support the decision. Legislative decisions involve the adoption of broad policies applicable to 
many situations (for example, general plan and zoning amendments).  Legislative decisions 
generally require few, if any, findings. 
 
Adjudicative (or “quasi-judicial”) decisions, on the other hand, are not policy decisions.  
Adjudicative/quasi-judicial decisions apply already adopted policies or standards to individual 
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cases, such as a variance or conditional use permit application.  Adjudicative/quasi-judicial 
decisions are based on evidence and must always be supported by findings.2   
 
The proposed General Plan Map Amendment, Zoning Map Amendment, and Planned 
Development are legislative decisions as they involve amending the General Plan Land Use 
Diagram and Zoning Map with a PD Overlay District for the site.  These legislative decision 
requires certain findings, as set forth in WMC Section 14-12.708 and WMC Section 14-16.2508. 
 
The remaining decisions before the Planning Commission—a Major Subdivision (Tentative Map) 
and Special Use Permit/Specific Development Plan with Design Review—are 
adjudicative/quasi-judicial decisions and require findings, either for denial, or as recommended, 
for approval and be supported by substantial evidence. Toigo v Town of Ross (1998) 70 Cal App 
4th 309 
 
If the Planning Commission’s decision is appealed, the City Council will consider whether the 
action taken by the Planning Commission was erroneously taken and may sustain, modify or 
overrule Planning Commission’s action.  In order for the Planning Commission’s decision to be 
overturned on appeal, the City Council must find that the action taken by the Planning 
Commission was erroneous and inconsistent with the intent of the Zoning District regulations 
that regulate the proposed action.  WMC § 14-10.1106. 
 
A lawsuit is required to challenge a Council’s decision.  A reviewing court will consider whether 
an adjudicative/quasi-judicial decision by the Council was supported by adequate findings.  
Courts scrutinize adjudicative/quasi-judicial decisions closely.  An action may be overturned if 
the City (1) exceeded its authority, (2) failed to provide a fair hearing, or (3) or made a decision 
not supported by substantial evidence (also called “a prejudicial abuse of discretion”).   
 
Another important difference between legislative and adjudicative/quasi-judicial decisions on 
appeal is the substantial evidence standard: in weighing evidence of what happened at the 
Council meeting, courts go beyond whether a decision was “reasonable” (the legislative 
standard).  Courts reviewing adjudicative/quasi-judicial decisions look to make sure the decision 
is supported by substantial evidence. Denied applicants argue that there is no substantial 
evidence to support the decision.  Cities usually assert there is substantial evidence to support 
the decision and rely on (1) the written words in the staff findings, (2) the statements and letters 
presented at the hearing, and (3) the words of the Planning Commission or Council. 
 
DISCUSSION 

Existing Site 
The 1.57± acre project site is rectangular shaped and flat.  Much of the property is undeveloped 
except for the single-family residence and portions of the site currently used for processing rebar.  
The residence, which fronts Airport Boulevard, was built in 1968 and is currently occupied.  
Behind it is a portable office space that serves as the business office for Monterey Bay Rebar.   
Behind fencing in the northwest corner is an area generally used for storage.  Extending towards 

                                                 
2 Quasi-judicial decisions require the decision-making body to take evidence and use its judgment to make factual 
as well as legal determinations about whether a particular property or project meets the standards established by 
the land use ordinance. 

Page 75 of 392

about:blank#!/Watsonville14/Watsonville1412.html
about:blank#!/Watsonville14/Watsonville1416.html
about:blank#!/Watsonville14/Watsonville1410.html


5/28/2021 8:12:33 PM   
C:\Program Files\eSCRIBE\TEMP\20123056565\20123056565,,,21Townhomes at 547 Airport Blvd.docx 
  Page 8 of 30 

the rear of the site, parallel to the western side of the property is a long, narrow concrete pad 
that provides a level surface for processing rebar.  The site is devoid of vegetation except for 
one pine tree in the northeastern corner.   
 
The site is located generally in a light industrial area.  To the west and south are properties with 
manufacturing, warehousing and other industrial development.  As shown on Figure 1, a mobile 
home park borders the site’s eastern boundary and single-family residences are a short distance 
to the southeast.  Across Airport Boulevard to the north are hangers at the Watsonville Municipal 
Airport. 
 

 
FIGURE 1 Aerial view of the project site and surrounding area  
Source: Watsonville GIS Viewer, 2020 

 
Proposed Project 
The proposed project involves the construction of 21 row-style, two-story townhouse units.  The 
proposed Floor Plan indicates that each unit would have three bedrooms, two and half 
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bathrooms, and a one-car garage (Attachment 2, sheets A2-A3).  An additional parking space 
would be provided in the driveway of each unit along with 16 visitor parking spaces distributed 
throughout the site for a total of 58 spaces (Attachment 2, sheet A1).  Vehicle access is proposed 
from a 20-foot-wide private driveway off Airport Boulevard.  A four-foot-wide walkway extends 
into the site and wraps around the private drive to provide pedestrian access.  Entries and front 
porches face the internal private drive.  A private patio and yard area are provided to the rear of 
each unit.  The proposed common area includes: 

 a 384 square-foot “tot lot” play area; 

 a covered picnic area south of the tot lot, approximately the same size, with BBQ grills, 
tables and a wood trellis; 

 a lawn area of approximately 900 square feet between the tot lot and BBQ area; and 

 a large “open space meadow” (approximately 3,300± square-feet) at the northeast corner 
of the site, bordered by benches, that also serves as a stormwater retention basin. 

 
Other key project components are as follows: 
 

 Density.  The project would result in a density3 of 16.2 units per net acre.4 
 

 Grading and Drainage. The project site would be graded, and stormwater retention 
would be accomplished through a combination of underground infiltration and 
aboveground retention.  The project would create 51,083± square feet of impervious 
surfaces (Attachment 2, sheet A0, area of first floors, roadway, sidewalks and walkways, 
guest parking, porches and rear patios). As discussed in more detail in the section on 
drainage below, the project would comply with stormwater treatment requirements and 
includes bioretention areas in excess of what is required by regulations.  The project is 
subject to the City’s stormwater management requirements.   

 

 Utilities and Infrastructure. The proposed project would connect to existing water, 
wastewater, storm drainage, electricity, and telecommunication infrastructure. Water 
service, wastewater treatment, stormwater management, and solid waste collection are 
provided by the City.  Electricity and natural gas are provided by PG&E.  The project 
proposes relocating a stormwater drainage connection. The proposed bioretention area 
would meter runoff and direct the water into a new proposed storm drain running 
north/south across Airport Boulevard (Attachment 2, sheet T-4).   

 

 Removal of Existing Structures.  As part of the project, the existing single-family 
residence would be demolished and all equipment associated with processing rebar 
processing would be removed. 

 

                                                 
3 Density represents the number of dwelling units per net acre of land. Dwelling units include all residential units 
having sleeping, eating, cooking, and bathroom facilities, including single-family homes, mobile homes, 
townhouses, condominiums, duplexes (and other "plexes"), and apartment units. Net land area is calculated by 
taking gross acreage and subtracting undevelopable lands (e.g., wetlands) and the area in rights-of-way for streets 
and roads. 
4 Calculation: 21 units ÷ (1.567 gross ac – 0.273 r/w ac) =  21 units ÷ 1.295 developable ac = 16.2 units per net ac 
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 Street Improvements.  The street frontage along Airport Boulevard would be improved 
to City standards for curb, gutter, and sidewalk. 
 

 Project Construction and Excavation. Construction is anticipated to begin soon after 
project entitlements (i.e., June 2021) and be completed in 18 to 24 months. 

 
TABLE 1 Pervious and Impervious Surface Areas 

 Area 
(sf) 

Area 
(acres) 

% 

Building footprint 18,927 0.43 28 

Other impervious (e.g., pavement, pathways) 32,156 0.74 47 

Pervious (e.g., landscaping, open space) 17,196 0.39 25 

Total Project Site 68,279 1.57 100 
Source: Lattanzio, Inc., cover sheet A0 (01.3.2018), Airport Boulevard Townhouse Development 

 
Potential Displacement 
The project would not displace a substantial number of existing people or housing.  
Nevertheless, the project has the potential to displace the occupants of the existing home to be 
demolished.  The new housing development of 21 residential units, however, would have 
capacity to house those displaced by build-out of the project. Because new dwelling units would 
provide housing for lower income households, rental prices would most likely not be a deterrent 
to existing residents who may elect to secure housing in the new development.  As such, existing 
residents could feasibly be accommodated by the project’s proposed affordable housing 
development. 
 
General Plan/Zoning Amendment 
The project site is designated Industrial on the General Plan Land Use Diagram and is within the 
Industrial Park (IP) Zoning District.  The intent of this land use designation is to serve the 
industrial needs of the community and the purpose of the IP Zoning District is to provide a 
separate and exclusive district for light, non-nuisance industry, business, service, and research 
work; to promote an industrial business, service, and research area which is not dependent on 
rail transport and not requiring outdoor storage; to foster and encourage the development of 
specialized manufacturing, business, service, and research institutions; to promote and protect 
design and landscape qualities in the district; to minimize traffic congestion through the provision 
of adequate off-street parking and loading; and to protect the district and surrounding area and 
any adjacent residential or commercial property from noise, illumination, glare, and 
unsightliness, including outdoor storage, odors, dust, dirt, litter, smoke, fumes, vibration, heat, 
fire, and other hazards.  WMC § 14-16.500.  General categories of allowed uses include 
wholesale sales, heavy commercial, construction and trade shops, general manufacturing, food 
processing, and related services, businesses and uses. 
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FIGURE 2 General Plan land use designations for the project site and surrounding area  
Source: Watsonville GIS View, 2020 

 
Residential development is not allowed on Industrial designated land or within the IP Zoning 
District.  Therefore, the project applicant has requested changing the land use designation and 
zoning as follows: 
 

 General Plan: Industrial  Residential High Density 

 Zoning: IP (Industrial Park)  RM-3/PD (Multiple Residential – High Density/Planned 
Development) 

 
The purpose of the Residential High Density designation is to provide living environments 
through various forms of housing developments at densities between 14 and 36.99 dwelling 
units per net acre.  The project involves construction of 21 townhouse units at a density of 16.2 
units per net acre.  Therefore, the project is consistent with the residential density standards 
permitted in the Residential High Density designation.  Furthermore, townhouses containing 11 
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or more dwelling units are permitted conditionally in the RM-3 Zoning District with issuance of a 
Special Use Permit. 
 
Land Use Compatibility 
The proposed project is compatible with existing residential neighborhoods on adjacent 
properties.  The proposed amendments to the General Plan Land Use Diagram and Zoning Map 
would allow infill housing in a manner consistent with other nearby residential neighborhoods.  
The Colonial Manor manufactured housing to the east of the site includes higher-density 
housing. The proposed project is near, but not adjacent to, the existing single-family 
neighborhood southeast of the project site. The properties west and south of the site are 
predominantly light industrial in one and two-story tilt-up concrete buildings. The airport is north 
of the project site. None of these uses creates a significant compatibility issue such as noise 
impacts. In addition, a condition of approval requires the preparation of an acoustical analysis 
prior to issuance of a building permit to confirm noise levels will not exceed the following 
thresholds: 

 70 CNEL along northern portion of the site where building facades would be located, per 
the land use compatibility standards contained in the City’s General Plan;  

 45 CNEL in habitable rooms; and 

 50 dBA Leq (1-hour) in other occupied rooms.  
 
General Plan Consistency 
The proposed project requires approval from the Planning Commission and City Council for a 
General Plan Map Amendment and rezoning from the current zoning of Industrial Park (IP) to 
Multiple Residential-High Density with Planned Development Overlay (RM-3/PD).  Assuming 
adoption of the General Plan amendment, the project would not cause a significant 
environmental impact due to conflict with any applicable land use plan adopted for the purpose 
of avoiding or mitigating an environmental effect, including the City’s 2005 General Plan and 
Zoning Ordinance. The project is not located within an adopted specific plan area.   
 
The proposed project is consistent with the following General Plan goals, policies and 
implementation measures concerning housing, land use compatibility, design, and site 
improvement. 
 

 Housing Element Goal 3.0: Housing Production.  Provide housing opportunity for 
Watsonville’s share of the regional housing need for all income groups. 

 

 Housing Element Goal 4.0: Removal of Government Constraints.  Where 
appropriate, mitigate unnecessary governmental constraints to the maintenance, 
improvement, and development of housing. 

 

 Housing Element Policy 3.1 – Encourage the production of housing that meets the 
needs of all economic segments, including lower, moderate, and above moderate-income 
households, to achieve a balanced community. 
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 Housing Element Policy 3.2 – Provide high quality rental and ownership housing 
opportunities for current and future residents that are affordable to a diverse range of 
income levels. 

 

 Housing Element Policy 3.4 – Continue to implement the Affordable Housing 
Ordinance, Density Bonus Ordinance, and other programs as a means of integrating 
affordable units within new residential development. 

 

 Housing Element Policy 4.2 – Implement and enforce residential design guidelines to 
ensure that the community’s expectations are met with respect to the quality and style of 
housing projects. 

 

 Housing Element Program 17: Planned Development District.  The City will continue 
to use the PD designation to provide flexibility in developments and facilitate creative 
housing option as well as explore amendments to the Zoning and Subdivision Ordinances 
to encourage lot consolidation in districts with substandard lots, fee and development 
waivers for projects meeting redevelopment criteria and other incentives for developers 
and property owners in such districts. The City will consider other options to encourage 
lot consolidation, such as a smaller lot size for PD development. 

 

 Housing Element Program 18: Design Review Process – The City will continue to use 
the Livable Community Residential Design Guidelines in concert with the City’s General 
Plan, Zoning and Subdivision Ordinance and other area plans. The City will continue to 
ensure that projects comply with the City’s design review process and the Design 
Guidelines. 

 

 Land Use Element Goal 4.7 Land Use Suitability – Ensure that the orderly 
development of land for the needs of the existing and projected population within in the 
City limit and Sphere of Influence is based on the land’s overall suitability, including: the 
accessibility of existing and proposed public facilities, services, and utilities, physical and 
financial constraints; and/or growth inducing impacts. 

 

 Land Use Element Policy 4.G Land Use Suitability – The City shall encourage the 
development of urban uses on those lands best suited for urban uses and discourage it 
on lands unsuited for urban uses. 

 

 Land Use Element Goal 4.2: Neighborhoods – Conserve and improve the living 
environment of existing Watsonville neighborhoods. 

 

 Land Use Element Policy 4.B: Neighborhood Preservation –The City shall plan for 
the protection of existing neighborhood qualities and the provision of adequate 
neighborhood facilities in developing areas. 

 

 Land Use Element Implementation Measure 4.B.2: New Neighborhood Facilities – 
The City shall utilize land use controls, such as, specific plan, LOS standards, and zoning 
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development controls, to ensure balanced neighborhood development in a compact 
pattern, and to avoid premature extension of public facilities and services. 

 

 Land Use Element Implementation Measure 4.A.2: Land Use Compatibility – The 
City shall monitor housing production to ensure compatibility with surrounding land uses. 

 

 Land Use Element Goal 4.4 Industrial Land Use – Achieve economic diversification, 
living wage employment, the preservation of the agricultural economic base of the Pajaro 
Valley, and maintain a balance among jobs, housing, and other urban land uses. 

 

 Land Use Element Policy 4.D Industrial Land Use – The City shall promote 
modernization of existing industrial plants and the location of new industrial facilities on 
lands planned for industry in Watsonville 2005. 

 

 Land Use Element Implementation Measure 4.D.4 Industrial Reserve – The City shall 
maintain a reserve of industrial land sufficient to meet the long-term job creation goals 
and to enable the City to maximize economic opportunities consistent with the City’s 
Comprehensive Economic Development Action Plan. 

 

 Urban Design Element Goal 5.1 Visual Resources – Preserve and enhance the built 
and natural visual resources within Watsonville. 

 

 Urban Design Element Goal 5.2 Community Appearance – Blend new development 
and recognized values of community appearance and scenic qualities, and ensure that 
new development enhances, rather than detracts from its surroundings. 

 

 Urban Design Element Goal 5.6 Urban Design – Achieve high standards of street, site 
and building design that are both efficient, and aesthetically pleasing. 

 

 Urban Design Element Policy 5.B Design Consistency – The City shall review new 
development proposals to encourage high standards of urban design and to ensure that 
elements of architectural design and site orientation do not degrade or conflict with the 
appearance of existing structures. 

 

 Urban Design Element Implementation Measure 5.A.4: Development Standards – In 
addition to the Design Review Guidelines, the City shall use the adopted standards for 
multiple family residential developments to ensure that medium- and high-density 
development is designed so as to enhance rather than detract from the urban 
environment. 

 

 Urban Design Element Implementation Measure 5.B.3: Enhancement – The City shall 
utilize the development standards, zoning ordinance regulations for each district, and the 
design review guidelines to ensure that new development is an asset to the existing 
neighborhood and community with regard to parking, landscaping, open space, and 
project design. 
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The project would provide housing on land suitable for residential development.  The project 
would be required to provide 15 percent (3 units) of the 21 units as affordable, in accordance 
with City’s Affordable Housing Ordinance. One of the units would be affordable at the above-
moderate income level, one at the median income level, and one at the low income level.  The 
21 units would contribute towards achieving the RHNA5 figures in the City’s 2015-2023 Housing 
Element for these income categories. 
 
The site abuts existing utilities that can be extended to serve the project.  The project is not 
anticipated to induce population growth other than the residents that would directly inhabit the 
proposed residential units. 
 
The project is consistent with all development regulations of the RM-3 Zoning District and the 
City of Watsonville Residential Development Standards for multi-family projects with approval of 
the requested Planned Development and modifications to certain development regulations.   
 
Additionally, the project is consistent with the City of Watsonville Livable Community Residential 
Design Guidelines (2001), as discussed in greater detail on pages 23-26. 
 
The 1.57-acre project represents approximately 0.3 percent of the 559.6 acres of land 
designated as Industrial in the General Plan, and the same percentage of the 550.8 acres zoned 
either Industrial Park (IP) or General Industrial (IG). The existing industrial operation is small and 
not a major employer in the City. The site also abuts the Residential Medium Density designation 
to the east. Therefore, changing the designation will represent a small, marginal adjustment to 
the overall Land Use Plan with minimal changes to the City’s industrial base and the ability to 
maintain a robust number of jobs in the City. It does not affect the agricultural economic base of 
the area. The conversion of this small site does not compromise the reserve of industrial land in 
the city. There will still be a robust industrial base on the roughly 550 acres of industrial land 
remaining in the city.  
 
The project is consistent with the City’s 2015-2023 Housing Element and, as noted previously, 
is consistent with providing housing (Goal 3.0) that helps meet the needs of all income levels or 
economic segments (Policy 3.1) and provides high-quality ownership housing opportunities for 
current and future residents (Policy 3.2). One existing residence on the site will be demolished. 
However, 21 new dwelling units, including 3 affordable-income units, will be constructed. This 
will help the City meet the housing needs outlined in the Housing Element while avoiding the 
inducement of sprawl associated with developing a vacant site elsewhere. 
 
The proposed project includes General Plan Amendment, rezoning and adoption of a PD 
Overlay District to allow the proposed residential development at higher densities than would be 
allowed by the underlying zoning district regulations.  The proposed PD Overlay District allows 
the creation of small lots with modifications requested to support the proposed townhomes.  
 

                                                 
5 The Regional Housing Needs Allocation (or “RHNA”) is based on State of California projections of population 
growth and housing unit demand and assigns a share of the region’s future housing need to each jurisdiction within 
the Association of Monterey Bay Area Governments (AMBAG). These housing need numbers serve as the basis 
for the update of the Housing Element in each California city and county. 
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In summary, the proposed project, with implementation of conditions of approval, would be 
generally consistent with policies in the General Plan.  Because general plans often contain 
numerous policies emphasizing differing legislative goals, a development project may be 
consistent with a general plan, taken as a whole, even if the project appears to be inconsistent 
with some of its policies. Based on a review of the General Plan’s goals and policies, the 
proposed project is in harmony with the overall intent of the City’s General Plan goals and 
policies, including those pertaining to commercial land uses, land use compatibility, design, and 
site improvement.  It is within the Planning Commission’s purview to decide if the proposed 
project is consistent or inconsistent with any applicable City goals or policies.  Based on the 
analysis presented above, however, the project meets the intent of the City’s General Plan goals 
and policies. 
 
Zoning 
The Zoning Ordinance implements the General Plan, regulates the future growth of the City, and 
promotes orderly community development.6  It includes the Zoning Map, which sets forth the 
designations, locations and boundaries of zoning districts.   
 

 
FIGURE 3 Existing Zoning Map  
Source: Watsonville GIS View, 2020 

                                                 
6 The General Plan and Zoning are not the same. A general plan is a set of long-term goals and policies that a 
community uses to guide development decisions. Although the plan establishes standards for the location and 
density of land uses, it does not directly regulate land use.  Zoning, on the other hand, is regulatory.  Under the 
zoning ordinance, development must comply with specific, enforceable standards such as minimum lot size, 
maximum building height, minimum building setback, and a list of allowable uses. 

Project 
Site 

R-1 
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The project site is within the Industrial Park (IP) Zoning District.  As mentioned previously, the 
purpose of the IP Zoning District is to provide a separate and exclusive district for a variety of 
light industrial and business, service, and research uses. 
 
The project is consistent with the list of allowable uses for and general purpose of the proposed 
RM-3 Zoning District, in that multi-family dwellings are a permitted use.  Multi-family dwellings 
with 17 or more units are permitted conditionally with issuance of a Special Use Permit. The 
applicant has requested deviations from various standards in the Municipal Code and 
Residential Development Standards which may be approved as part of the issuance of a single 
Special Use Permit as part of the Planned Development application. 
 
Conformity with Zoning District Regulations and Residential Development Standards 
The proposed project is consistent with all development regulations for the RM-3 Zoning District 
and City of Watsonville Residential Development Standards (RDS) for multi-family rental 
projects with the following modifications: 

1. Allow a one-car, rather than two-car, garage for each dwelling unit (RDS Section II.A.2); 
2. Allow a 6-foof tall fence within the exterior side yard setback area where a maximum of 

3’ 6” is permitted (WMC § 14-32.020); 
3. Allow less than 4 feet of space between a parking stall and an adjacent building (RDS 

Section II.B.8);  
4. Allow no setback where 5 feet is required between a side yard and a parking space (RDS 

Section II.B.5); and 
5. Allow for no planter where a 5-foot-wide planter is required between parking spaces and 

adjoining property lines (RDS Section III.C.2.b). 
 
Minimum Building Setbacks and Maximum Building Height.  The project plans show the 
location of the dwelling units and buildings in relation to internal lot lines, property boundaries 
and public roadways (Attachment 2, Site Plan, sheet A1).  Table 2 provides a summary of these 
buildings in relation to required front, side and rear yard setback and height requirements. 
 
TABLE 2 Consistency of Buildings with District Regulations 

Provision Standard Proposed 

Minimum setbacks (feet)   
  Front 15 15± 
  Side (perimeter PL) 
  Interior side  

5 
“0” Lot Line 

10 
0 

  Exterior side  10 10 
  Rear 10 10 
Maximum building height (feet) 40 24± 

Source: Lattanzio, Inc., Site Plan & Exterior Elevations, sheets A1 & A5 (01.3.2018 and 02.16.21) 

 
Although Building 1 is just over 10 feet from the street right-of-way, it is not oriented to the street. 
Rather it faces the internal private road system. This building and the others are over 15 feet 
from the internal road system. It appears most appropriate to regard the distance from Building 
1 to the public road as a side setback. As such, the project is consistent with the district regulation 
for side setback. 
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Minimum Net Land Area.  The minimum net land area requirement for development in the RM-
3 Zoning District is intended to limit the density of residential development based on the number 
of bedrooms per unit.  Each of the 21 units in the project is 3-bedrooms. Each unit is required to 
provide at least 1,950 square feet of net land area. This development regulation results in a 
minimum required land area of 40,950 square feet. The project has 56,402 square feet of 
developable land which meets the standard.   
 
Parking.  The minimum parking requirement for residential multi-family projects is a two-car 
garage per dwelling unit, pursuant to Section II.A.2 of the Residential Development Standards 
and WMC § 14-17.201(a)(3). In addition, the minimum guest parking requirement for multi-family 
projects with up to 75 units is one space per four bedrooms.   
 
As set forth in Table 3, a minimum of 58 spaces would be required.  The project provides 21 
garage parking spaces and 16 surface parking spaces for a total of 37 spaces.  As a modification 
allowed through the Planned Development process, the applicant proposes to provide a one-
car, rather than two-car, garage for each unit and provide an additional 21 parking spaces on 
each driveway, bringing the total to 58 spaces. A modification is requested to allow the parking 
space adjacent to Lot 12 to be less than 4 feet from the house on Lot 12. The applicant also 
requests a modification to allow parking spaces to be less than 5 feet from side property lines.  
A modification is also requested to allow less than 5 feet of planter width between the driveways 
of several units.  The requested modifications are discussed further in the section Requested 
Deviations from Development Standards on pages 20-21. 
 
TABLE 3 Minimum Parking Requirement  

Unit Type # Spaces Total 
Spaces 

3-bedroom 21 2 per unit 42 

Guest -- 1 per 4 
bedrooms 

16 

Total   58 

 
Landscaping/Buffer Areas.  Pursuant to Section III.C.2 of the Residential Development 
Standards, 20 percent of the project site must be landscaped.  The conceptual Landscape Plan 
(Attachment 2, sheets L-1.0) shows the location of proposed landscape areas.  In accordance 
with this requirement, all areas of the site that are not utilized for buildings, patios, parking, 
pedestrian paths, or vehicle access are landscaped or open space, totaling 33 percent of the 
site.  Proposed plantings include 17 new street trees (e.g., London plane and pistache trees), 
16 accent trees (e.g., crape myrtle and flowering plum), 30 interior trees (e.g., Eastern Redbud 
and Brisbane Box), 17 evergreen trees (e.g., Box Leaf Azara, Yew Pine), 3 large native trees 
(Coast Live Oak), and a mix of shrubs, grasses and groundcovers. 
 
A condition of approval requires the landscaping and irrigation design comply with the California 
Model Water Efficient Landscape Ordinance, in accordance with WMC Section 6-3.801. The 
Residential Development Standards requires that a 5-foot-wide planter be located between any 
parking space and any side property line. Compact, surface parking spaces are located adjacent 
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to the side property lines of Lots 9, 12 and 13. A discussion of the requested modification is 
provided in the section Requested Deviations from Development Standards. 
 
Street Trees. The City’s Urban Greening Plan (2012) establishes a series of zones for planting 
street trees.  Each zone expresses appropriate tree plantings. As shown on the Street Tree 
Program Framework Diagram, Airport Boulevard is identified as a “parkway.”7  Therefore, a 
condition of approval requires the installation of street trees along the frontage of the project site. 
 
Fencing.  The proposed Site Plan and Landscape Plan (Attachment 2, sheets A1, L-1.0 and L-
2.0) shows the location, height, materials and design for all proposed fencing.  A 6-foot-high 
redwood fence would be located on the west, east and south property lines.  The Residential 
Development Standards requires a 6-foot-tall decorative masonry wall on any property line 
separating a residential project from industrial development. Since industrial properties are 
located to the south and west of the project site, as a condition of approval, the plans shall be 
revised to provide a 6-foot-tall decorative masonry wall on the south and west property lines. A 
6-foot-high wrought iron fence is proposed on the northern property line and connects to the 60-
foot-tall wood fence on the eastern property line. The wrought iron fence and the northerly 15 
feet of the wood fence are within the exterior side yard setback area.  WMC § 14-32.020 provides 
that fences within an exterior side yard setback area shall not exceed a height of 3-feet 6-inches. 
The requested modification is discussed in the section Requested Deviations from Development 
Standards.  
 
Trash Enclosure. A trash enclosure is required for projects with five or more dwelling units, 
pursuant to Section III.C.9 of the Residential Development Standards.  A trash enclosure is 
proposed for the southeast corner of the site.  Proposed materials will consist of metal gates and 
concrete block walls.  New landscaping would also help screen the enclosure from view and 
prevent graffiti.  Access to the enclosure has been reviewed by the Public Works and Utilities 
Department.  A condition of approval requires the enclosures to be constructed to City standards, 
including the requirement for a solid roof cover (City of Watsonville Public Improvement Standard 
No. S-602).  A condition of approval requires the applicant to ensure trash areas are routinely 
cleaned and secured at night. 
 
Requested Deviations from Development Standards 
The deviations are requested as part of the Planned Development process.  The proposed zone 
change is from IP to RM-3 with the PD overlay district. The PD overlay is intended “to provide a 
technique to foster development plans for eligible lands which serve public objectives more fully 
than development plans permitted under conventional zoning regulations; and to establish 
criteria for identifying those parcels of land which are eligible for the special procedures available 
for creative development plans requiring special review and approval procedures.” Before a PD 
District can be approved, the City must make several findings related to the proposed District 
and development plan. Each is discussed below along with an analysis as to the finding. 
 

                                                 
7 Parkways are defined as arterials or collector streets that have an arboretum-like character which could be 
enhanced.  These corridors generally have significant space within the right-of-way for tree planting. 
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(a) The District is: 
(1) Consistent with the General Plan and/or the Local Coastal Land Use Plan, and/or 

adopted area plans when applicable. 
 
 As described previously, the project is consistent with the General Plan as a whole. 

The project is not subject to a Local Coastal Land Use Plan or any area plan. 
 
(2)  Consistent with the purposes of this chapter and other applicable sections of this title. 
 
 As described below, the project is consistent with the provisions of the RM-3 Zoning 

District and the Residential Development Standards other than the requested 
modifications. 

 
(b) The General Development Plan: 

(1) Includes planned variations to underlying district regulations which serve public 
purposes to an equivalent or higher degree than would underlying district 
regulations. 

 
 The requested modifications will enable the applicant to build more units and provide 

more open space than would otherwise be permitted on the property. This will in turn 
enable the units to be more affordable and help the City meet the 700 units 
necessary to fulfill the Regional Housing Needs Assessment (RHNA) in the 2015-
2013 Housing Element. Each of the requested modifications will be discussed 
individually below. 

 
(i)  Allow a one-car, rather than two-car, garage for each unit (RDS Section II.A.2). 

The requested modification allowing the driveway to serve as a required 
parking space, and to have one-car garages, will enable the applicant to build 
more units than would otherwise be permitted. Since the parking spaces are 
oriented towards the internal street system and not towards the public right-of-
way, parking on the driveway will generally not be visible from the public road. 
In addition, there is some evidence California-wide that car ownership is 
becoming less popular, which may mean that not every household will own two 
automobiles. Based on these factors, the requested modification is reasonable 
to help the City achieve the critical goal of providing more housing. 

 
(ii) Allow a 6-foot-tall fence within the exterior side yard setback area (WMC § 14-

32.020). The project, rather than being oriented to the public street, orients the 
units internally toward the private street system. The north side of Building 1 
functions as the side yard for the building. As such, it seems reasonable to 
allow fencing to control access to the yards and open space areas of the project 
and enable the residents to enjoy the use of the yard near the street. To mitigate 
the appearance of the fence, it will be constructed of wrought iron. This will help 
preserve a more open appearance. Landscaping will also be planted between 
the buildings and the fence. The requested modification is reasonable to control 
access to the site while creating a landscaped buffer behind the fence. As a 
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condition of approval, the height of the wooden fence along the western 
property line, near the street, will need to be reduced to preserve sight visibility 
for vehicles exiting the property. 

 
(iii)  Allow less than 4 feet of space between a parking stall and an adjacent building 

(RDS Section II.B.8).  The compact parking space adjacent to the home on Lot 
12 appears to be less than 4 feet from the southeast corner of the building. 
However, anyone parking in this space will be able to easily open a car door as 
the side is not obstructed by the nearby building. As a condition of approval, 
wheel stops will be required at the front of all surface parking spaces to prevent 
vehicles from encroaching on nearby buildings, walkways or landscaping. 
Allowing this modification would therefore be reasonable.  

 
(iv)  Allow no setback where 5 feet is required between a side yard and a parking 

space (RDS Section II.B.5); and (v)  Allow for no planter where a 5-foot-wide 
planter is required between parking spaces and adjoining property lines (RDS 
Section III.C.2.b).  Both of these requests are related. The project has a 
compact parking space adjacent to the southern side property line of Lot 9, 
adjacent to the eastern side property line of Lot 12, and adjacent to the western 
side property of Lot 13. The spaces are not on the house lots; they are located 
on the common area of the project. Because the project is a zero-lot-line 
development, in which the homes share a wall, development regulations 
applicable to more traditional single-family development are inappropriate. In 
this case, since the buildings themselves have no setback, it’s reasonable to 
allow parking spaces to also enjoy a zero setback. In addition, only the three 
compact spaces on the common area are affected by the requirement for a 
planter separation from an adjoining property line. These spaces are interior to 
the site and not visible from the public right-of-way (Airport Boulevard). 
Landscaping flanks both side of the space adjacent to Lot 9; only a short section 
has a planter less than 5 feet wide. The two compact spaces between Lots 12 
and 13 have landscaping on the non-abutting sides. Placing the parking spaces 
adjacent to each other allows a more efficient use of the land. The area in and 
around each of the parking spaces will still be landscaped. Allowing these 
modifications would therefore be reasonable. 

 
(2)  Can be coordinated with existing and proposed development of surrounding areas. 
 
 The project will provide single-family homes in a multi-family configuration, providing 

a reasonable transition between the mobile-home park east of the site, the single-
family homes further to the southeast, and light industrial operations to the west. 

 
(3) Overall, provides an amenity level and amount of open space greater than what 

would have been permitted by the underlying district regulations. 
 
 A total of 33 percent of the site is landscaped where 20 percent is required. The use 

of a zero-lot-line subdivision allows the developer to merge the open space into a 
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fairly large area along the east side of the site. The design includes amenities for 
adults and children and a passive recreation “meadow” that also serves as a 
stormwater detention basin. The area functions like a park serving the needs of the 
residents.  

 
(4) If applicable, a final subdivision map for the proposed planned development shall be 

recorded within two years of the expected date of adoption of the General 
Development Plan for the planned development. 

 
 It is reasonable to anticipate that the final map will be recorded within two years of 

approval of the Development Plan. This requirement has been included as a 
condition of approval for the project.   

 
(5)  Is planned so that the total development in each individual development phase can 

exist as an independent unit; adequate assurance will be provided that such 
objective will be attained; that the uses proposed will not be detrimental to present 
and planned surrounding uses, as shown in the General Plan, but will have a 
beneficial effect which could not be achieved without being located in a PD District. 

 
 The project is intended to be developed in a single phase. The project is designed 

to be compatible with the mobile-home development to the east and light industrial 
to the west and south. The use of the PD Overlay, and approval of the requested 
modifications, will enable more units to be constructed which furthers various goals 
and policies of the Housing Element. It will also promote more affordable housing. 
In addition, the use of the PD Overlay, and the zero-lot-line style of the project, will 
enable the site to include what is in effect a park for the use of the residents. This 
would be unlikely to be achieved with more traditional development. 

 
(6) Includes streets and thoroughfares, suitable and adequate to carry anticipated 

traffic, and the proposed densities will not generate traffic in such amounts as to 
overload the street network outside the development. 

 
 The project includes a private driveway system that meets City regulations and 

standards. The Initial Study prepared for the project determined that traffic 
generation would not create significant impacts to the street network. 

 
(7) Is designed so that existing or proposed utility services and facilities and other public 

improvements are adequate for the population densities and land uses proposed. 
 
 Existing utilities serve the site and were determined to be sufficient to meet the 

needs of the project by the Initial Study. 
 
(8) Is designed so that proposed ratios for off-street parking are consistent with parking 

regulations. 
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 As mentioned previously, the project includes a request for a deviation from the 
requirement that parking for each unit be provided in a two-car garage. The applicant 
is proposing a one-car garage and a second parking space on the driveway for each 
unit. The project is required to provide 42 enclosed parking spaces; 21 are proposed. 
A total of 58 parking spaces are required; 58 are proposed with the use of the 
driveway parking spaces. The proposed deviation is a reasonable way to promote 
the construction of much needed housing, including three units of affordable 
housing. 

 
(9) Will not have a detrimental and unmitigatable financial impact on the City. 
 
 The Initial Study prepared for the project determined that the project would not result 

in a need for significant new public services such that police, fire, sewer, water, or 
parks facilities would need to be upgraded to meet the needs of the project. During 
the plan check process, the City will collect a variety of fees including school fees. 
Once complete, the project will contribute property tax revenues to the city.  

 
Conformity with Residential Design Guidelines 
The City of Watsonville’s Livable Community Residential Design Guidelines (2001) is intended 
to communicate the community’s expectation for quality neighborhoods and housing.  The 
Guidelines are used in concert with the City’s General Plan, Zoning and Subdivision Ordinance 
and provides direction for shaping new residential development and infill housing in existing 
neighborhoods.  The Design Guidelines add a qualitative direction for new projects in support of 
General Plan policies and provide guidance for increasing density with greater attention paid to 
amenities and creating interconnected and livable neighborhoods.  The Design Guidelines also 
supplement the Zoning Ordinance, which establishes basic quantitative direction for residential 
development standards (e.g., setbacks, lot coverage, parking), by providing neighborhood and 
architectural design principles and objectives.  For instance, the Design Guidelines provide ways 
to reduce the visual impact of parking.  In addition, the Design Guidelines augment City 
engineering design standards with additional criteria for streetscapes and a greater variety of 
street sizes, including narrow alley streets. 
 
 

 
FIGURE 4a Proposed building design (west elevation--typ.) 
Source: Lattanzio, Inc., Building 1 Exterior Elevation, sheet A5 (01.3.2018) 
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FIGURE 4b Proposed building design (east elevation—typ.) 
Source: Lattanzio, Inc., Building 1 Exterior Elevation, sheet A6 (01.3.2018) 
 
 

 
FIGURE 4c Proposed building design (street-facing elevation—typ.) 
Source: Lattanzio, Inc., Building 1 Exterior Elevation, sheet A5 (01.3.2018) 

 
The project is designed in accordance with the Design Guidelines.  The project provides 
buildings that are well-composed, balanced, and appropriately articulated on all sides and have 
facades with materials and architectural details that are aesthetically pleasing and harmonious.  
The massing of wall and roof planes are broken up by the use of balconies, dormers, trim, offsets 
in surfaces, and varying roof heights.  Building materials are primarily stucco with a smooth 
troweled finish (painted different colors).  Wood fascia is used on canopies that project over then 
entries on the end units in the street-facing (front) elevation; the fascia wraps around the east 
and west elevations of the end units.  Standing seam metal roofs are used over the entries to 
other units. Wooden garage doors face the interior road system.  Surface parking is located east 
of building one.  Lots in view of the public right-of-way have landscaping and/or fencing to help 
screen parking spaces from view and minimize their visual impact.  The project includes a 
common open space with amenities such as a tot lot, patio area with picnic table and barbecue, 
and a turf area for open play activities.  The large meadow serves as a flexible play space as 
well as a stormwater detention basin. The entry driveway will include a texture to define the 
transition between the public and private realms.  As such, the project design adheres to many 
of the principles and objectives in the Design Guidelines, including the following provisions: 
 

 Section 3.21 Site Planning 
o Buildings should define community and common open spaces. 
o Public, community and private spaces should be clearly distinguishable. 
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o Units should provide “eyes-on-the-street” security by orienting towards streets and 
common areas. 

o Site entries should distinguish themselves with added texture or use of contrasting 
materials. 

o Entry drives to multifamily housing should be designed to create a positive identity 
for the project.  Landscape and site design should frame and distinguish entry 
drives. 

o Parking shall be screened by landscaping or buildings. 
o Parking should be unobtrusive and not disrupt the quality of common spaces and 

pedestrian environments of multifamily development. 
o Visible long and unbroken rows of parked cars or garage doors should not be 

permitted. Parking should be distributed throughout the site in discrete courts and 
garages. 

o Services for multifamily development should not be visible from public areas. Trash 
bins, utility meters, transformers, and other service elements should be enclosed 
or otherwise concealed from view. 

 Section 3.22 Common Areas 
o Multifamily development must provide both common and private open space for 

each unit consistent with residential development standards. 
o Common spaces and amenities should enhance the sense of community in 

multifamily projects. 

 Section 3.23 Architectural Design 
o Multi-family projects should utilize a unifying theme and possess a common 

vocabulary of forms and architectural elements. 
o Visual interest should be created by articulation of facades, forms and use of color. 
o Building forms should be articulated by varying roof heights and wall planes; long, 

unbroken volumes and large, unarticulated wall and roof planes shall not be 
permitted. 

o Facades should have 3-D elements, such as chimneys, balconies, bay windows 
or dormers, to break up large wall and roof surfaces. 

o Every façade should be well composed, articulated and consistent on each façade. 

 Section 3.24 Materials and Colors 
o Architecture should use a palette of materials which convey an image of quality 

and durability.  
o All facades should employ the same vocabulary of materials. 
o On corner units, architectural materials should be consistent on both exposed 

elevations. 
o Painted surfaces should use colors that reinforce architectural concepts and are 

compatible with natural materials, such as brick or stone. 

 Section 3.25 Lighting 
o Lighting in projects should be designed for specific tasks (i.e., illuminating common 

areas, parking, paths, entryways, etc.). 
o Fixtures should incorporate cutoffs to screen the view of light sources from 

residents. 
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 Section 3.26 Landscape 
o All site areas not covered by structures, walkways, driveways or parking spaces 

should be landscaped. 
o Landscaping should support the distinction and transition between private, 

common and public spaces. 
o Landscape materials should be live plants; gravel, rock, bark and other materials 

are not a substitute for plant cover. 
o Landscape shall be permanent with automated irrigation; water-intensive plants, 

such as lawns and flowering exotics, should be used sparingly as accents. 
o Parking lots should be generously landscaped to provide shade, reduce glare and 

provide visual interest.   
 
Site Access/Circulation 
Existing vehicle access to the project site is provided by Airport Boulevard.  The Traffic Impact 
Study prepared for the project indicates that the project would not generate traffic which would 
conflict with anticipated traffic levels in the neighborhood or require traffic control devices. In 
order to ensure adequate sight distance, Implementation of Mitigation Measure TRANS-1 would 
limit the height of landscaping near the driveway. 
 
No sidewalk currently is located along the Airport Boulevard frontage of the property.  A condition 
of approval requires the applicant to install street improvements to City standards, including 
sidewalks where absent or in need of repair.   
 
Lighting/Visual Impact 
Nighttime illumination has the potential to change ambient lighting conditions and create a visual 
nuisance or hazard.  The impact of nighttime lighting depends upon the type of use affected, the 
proximity to the affected use, the intensity of specific lighting, and the background or ambient 
level of the combined nighttime lighting.  Nighttime ambient light levels may vary considerably 
depending upon the age, condition, and abundance of point-of-light sources present in a 
particular view. The use of exterior lighting for security and aesthetic illumination of architectural 
features may contribute substantially to ambient nighttime lighting conditions. 
 
Spillover of light onto adjacent properties (“light trespass”) has the potential to interfere with 
certain activities including vision, sleep, privacy and general enjoyment of the natural nighttime 
condition.  Light sensitive uses include residential, some commercial and institutional uses and 
natural areas.  Changes in nighttime lighting may significantly impact sensitive land uses if a 
proposed project increases ambient lighting conditions beyond its property line and project 
lighting routinely spills over into adjacent light-sensitive land use areas. 
 
The project would provide lighting on the buildings and in the parking lot. Proposed lighting 
consists of wall-mounted light fixtures (to illuminate the buildings’ exterior and adjoining walks) 
and path lighting. No pole lighting is proposed on the property.   Since only low-level lighting is 
proposed, the lighting levels are anticipated to adequately illuminate the site while being 
consistent with light levels in a residential neighborhood.  Little to no light is expected to spill 
over onto adjoining residential properties. Therefore, the project is not anticipated to create a 
glare nuisance. 
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A new streetlight would also be installed in the public right-of-way along Airport Boulevard at the 
northwest corner of the site. This is a Public Works requirement to enhance street illumination 
and improve vehicular safety at night. 
 
Drainage 
New development and redevelopment construction projects are subject to the City’s post-
construction stormwater management requirements (PCRs).8  WMC § 6-3.535. The proposed 
project is a PCR tier 4 type project, as it would create and/or replace more than 22,500 square 
feet of impervious surfaces to the project site.  Attachment 3 provides a summary of PCR tiers 
1 through 4 and their associated performance requirements for stormwater management and 
treatment. The project must comply with post construction requirements including performance 
requirement No. 2, which requires the project to treat stormwater runoff to reduce pollutant loads 
and concentrations using physical, biological, and chemical removal. The proposed project 
would result in an increase of impervious area, totaling approximately 51,634 square feet of 
impervious surfaces. Currently onsite there is a residence, office trailer and large concrete slab 
that will be removed. Runoff from all proposed impervious surfaces will be directed to the 
bioretention facilities where water quality treatment will begin. Runoff treatment is flow-based 
using a minimum four percent bioretention ratio to new or replaced impervious area. The 
project’s 51,634 square feet of impervious area x 0.04 = 2,065 square feet of required 
bioretention. The site includes over 3,300 square feet in the rectangular open space near the 
northeast corner of the site. 
 
The project plans include a preliminary Grading and Drainage Plan (Attachment 2, sheets C3.0 
& C4.0) and Stormwater Control Plan (Attachment 4).  As shown on these plans, proposed 
drainage facilities and post-construction features include directing runoff from impervious 
surfaces (e.g., roof, hardscape, parking areas) to a bioretention basin with a detention capacity 
of 3,750 cubic feet.  These drainage management features are intended to control the flow rate 
and pollutant load to pre-project levels. 
 
Engineering staff has reviewed the project’s proposed drainage plans.  A condition of approval 
requires the project to comply with the City’s post-construction stormwater management 
requirements, pursuant to WMC Section 6-3.535. 
 
Tentative Map 
The applicant has proposed a Major Subdivision (Tentative Map) to subdivide the 1.57-acre site 
into 21 house lots and one common area lot. The house lots range from 1,565± to 2,217± square 
feet in area (Attachment 2, sheet C1.0). The common area, including the internal street, parking 
lot, common open space and stormwater detention area, is approximately 33,095± square feet. 
 

                                                 
8 The primary objective of the City’s PCRs is to ensure the reduction of pollutant discharges to the maximum extent 
possible and prevent stormwater runoff from causing or contributing to a violation of water quality standards. The 
PCRs categorize projects into four primary tiers based mainly on the net increase in impervious surfaces that would 
result from a project (i.e., the amount of new and replaced impervious surfaces). Each PCR tier is linked to 
increasingly stringent performance requirements for stormwater management and treatment. Each PCR tier is 
subject to the performance requirements of that tier, plus the performance requirements of the lower tiers, as 
applicable. 
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Environmental Review 
An Initial Study has been prepared for the project in accordance with the provisions of CEQA 
(Attachment 5).  The Initial Study addresses the potential physical environmental effects of the 
project for each of the environmental topics outlined in Appendix G of the CEQA Guidelines.  
Impacts to biological resources, cultural and tribal resources, geology and soils, hazards and 
hazardous materials, noise, and transportation were found to be potentially significant but 
mitigable to less than significant.  Impacts to other resource areas and environmental topics 
were found to be less than significant without mitigation.   
 
The Initial Study was made available for public review and comment from August 24, 2020, to 
September 22, 2020.  Hardcopies of the Initial Study were available for public review at the 
Community Development Department and Watsonville Public Library. 
 
Table 4 provides a list of the federal, state, regional and/or local agencies along with private 
organizations and individuals that commented on the Initial Study. 
 
TABLE 4 List of Commenters 

Commenter Agency/Group/Organization 

Federal Agencies 

None  

State Agencies 

None  

Regional and Local Agencies 

None  

Private Groups and Organizations 

Lowell Hurst City Council member 

 
No significant impacts were identified in the comments.  Mr. Hurst is a resident of the city; his 
comment reflects a community concern but does not raise a CEQA issue. The comment does 
not change the analyses or conclusions of the Initial Study.  Responses are included as 
Attachment 6. 
 
On February 16, 2021, the applicant made a slight revision related to the surface parking area 
dimensions, and he submitted a revised stormwater analysis to address increased detention 
requirements.  These changes to the project do not result in any new impacts to the environment.  
 
During preparation of this staff report, staff noted that the Initial Study needed to be updated to 
reflect the revised stormwater analysis. In addition, minor typographic and grammatical errors 
were corrected. It was determined that these changes did not change the findings of the initial 
study; therefore, the Initial Study did not need to be recirculated. 
 
A Resolution for consideration by the Planning Commission recommending that the City Council 
adopt the Mitigated Negative Declaration includes required findings, in accordance with Public 
Resources Code section 21080(c) and CEQA Guidelines section 15074.  The findings adopt 

Page 96 of 392



5/28/2021 8:12:33 PM   
C:\Program Files\eSCRIBE\TEMP\20123056565\20123056565,,,21Townhomes at 547 Airport Blvd.docx 
  Page 29 of 30 

feasible mitigation measures to reduce the identified significant environmental impacts of the 
project.  A Mitigation Monitoring and Reporting Program (MMRP) for the project would be 
adopted as part of this action (Attachment 7).  The purpose of the MMRP is to ensure the 
mitigation measures adopted in the findings for the project are implemented, in accordance with 
CEQA requirements.  All identified mitigation measures are incorporated as conditions of 
approval. 
 
CONCLUSION 

The proposed General Plan Amendment, Zone Change, Planned Development, Special Use 
Permit with Design Review, Tentative Tract Map, and Environmental Review (PP2018-11) would 
allow the construction of the 21 townhomes on a 1.57± acre site located at 547 Airport Boulevard 
(APN 015-321-01).  The project is consistent with the General Plan and Zoning Ordinance with 
approval of the requested PD Overlay District and the modifications to standards through the 
Planned Development process.  The project would provide much needed housing on an infill site 
adjacent to existing residential development. It will help accomplish the community’s affordable 
housing goals in the Housing Element.  The project design is consistent with the City’s Livable 
Community Residential Design Guidelines.  An Initial Study has been prepared for the project in 
accordance with the provisions of CEQA, which provides substantial evidence that the project 
would not have a significant effect on the environment.  Therefore, staff recommends that the 
Planning Commission (a) adopt a Resolution recommending that the City Council adopt a 
Mitigated Negative Declaration and (b) adopt a Resolution recommending that the City Council 
approve the project entitlements, subject to findings and conditions 
 
STRATEGIC PLAN 

The purpose of the City of Watsonville’s 2018-2020 Strategic Plan is to help the City prioritize 
its efforts, allocating both fiscal and human resources to achieve a shared vision and goals.  The 
2018-20 Strategic Plan identifies six goals, concerning housing, fiscal health, infrastructure and 
environment, economic development, community engagement and well-being, and public 
safety. 
 
This action is consistent with Goal 1 of the Strategic Plan to expand quality housing 
opportunities, in that the project would provide 21 townhouse units and is designed in 
conformance with the City’s objective standards concerning housing developments 
 
FINANCIAL IMPACT 

The project applicant would be required to pay development impact fees at either the time of 
issuance of building permits or certificate of occupancy. These one-time fees paid to the City by 
developers are used, for instance, to offset the additional cost of extending public services to a 
site along with partially funding road improvement projects. 
 
ALTERNATIVE ACTION 

The Planning Commission may recommend denial of the requested project entitlements, 
provided that the Commission provides substantial evidence contrary to making required 
findings. 
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ATTACHMENTS  

1. Site and Vicinity Map 
2. Plan Set (2-16-21 and 1-3-18) 
3. Post-construction Stormwater Requirements Summary 
4. Preliminary Stormwater Control Plan (Roper Engineering, 2019; Bowman and Williams, 

February, 2021) 
5. Initial Study/Mitigated Negative Declaration (prepared August, 2020; updated May 2021) 
6. Response to Comments Memorandum (October 26, 2020) 
7. Mitigation Monitoring and Reporting Program (October 13, 2020) 
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LANDSCAPE DESIGN INTENT

The landscape features drought tolerant plants suitable for the Watsonville climate

and a large common area with benches, picnic tables and two BBQ grills. The large

lawn provides an open play area for the active recreation needs of residents. Shade

trees have been sited to help cool the homes and parking areas.

The project will include the design of an automatic irrigation system using low flow

bubblers for trees, drip irrigation for all shrubs and efficient pop up spray heads for

the turf areas. The controller will be equipped with a rain sensor device. The

irrigation system shall meet all current state and local codes for water conservation.
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March 6, 2017

Perspective View Buildings #2 & #3 From Front (Southwest) Perspective View Buildings #2 & #3 From Front (South)

Building #2
Building #3

Building #2
Building #3

Building #2
Building #3

Typical Exterior Materials

1. Body of Building: Stucco Siding with Smooth Steel Troweled
Finish & Control Joints As Shown

2.  2 X 12 Wood Fascia as Shown

3. Standing Seam Metal Roof With 16" o.c. Rib Spacing At Entries
& Rear Elevation as Shown

4. 1 X 6 Horizontal Cedar Siding on Garage Doors

5. Double Pane Vinyl Frame Windows

6. Low Walls  @ Rear Elevation to be Finished in Stucco to Match
Building

General Notes:

See Material & Color Sample Board for exterior Color Scheme.
Maximum Building Height is 25'-8" To top of Parapet
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Perspective View Buildings #2 & #3 From Back(North) Perspective View Buildings #2 & #3 From Back (Northeast)

Building #2Building #3

Typical Exterior Materials

1. Body of Building: Stucco Siding with Smooth Steel Troweled
Finish & Control Joints As Shown

2.  2 X 12 Wood Fasciaa as Shown

3. Standing Seam Metal Roof With 16" o.c. Rib Spacing At Entries
& Rear Elevation as Shown

4. 1 X 6 Horizontal Cedar Siding on Garage Doors

5. Double Pane Vinyl Frame Windows

6. Low Walls  @ Rear Elevation to be Finished in Stucco to Match
Building

General Notes:

See Material & Color Sample Board for exterior Color Scheme.
Maximum Building Height is 25'-8" To top of Parapet

Building #3 Building #2 Building #3 Building #2
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PCR Tier Requirements 

Tier 1 Performance Requirement 1 – Site Design & Runoff Reduction 
Projects that create or replace 
2,500 sq. ft. or more of impervious 
surface, including detached 
single-family home projects. 

Implement site design and runoff reduction measures: 

 Limit disturbance of creeks and natural drainage features. 

 Minimize compaction of highly permeable soils. 

 Limit clearing and grading of native vegetation to the minimum area 
necessary. 

 Minimize impervious surfaces. 

 Minimize runoff by incorporating permeable surfaces and directing 
runoff toward permeable areas or to rain barrels for reuse. 

 

Tier 2 Performance Requirement 2 – Water Quality Treatment 
Projects, except detached single-
family homes, with 5,000 sq. ft. or 
more of net impervious surface*. 
(Detached single-family home 
projects with 15,000 sq. ft. or more 
of net impervious surface*.) 
 

Tier 1 performance requirements, plus: 

 Treat stormwater runoff using one or more onsite systems, including 
low impact development treatment systems, biofiltration treatment 
systems, and non-retention based treatment systems. 

 Project applicant must submit a Stormwater Control Plan to the City 
that sufficiently demonstrates that the project design meets 
performance requires of PCR Tier 2. 

 

Tier 3 Performance Requirement 3 – Runoff Retention 
Projects, except detached single-
family homes, that create or 
replace 15,000 sq. ft. or more of 
impervious surface. 
(Detached single-family home 
projects with 15,000 sq. ft. or more 
of net impervious surface*.) 
 

Tier 2 performance requirements, plus: 

 Use low impact development standards to prevent offsite discharge 
of runoff from events up to the 95th percentile rainfall event. 

 Where technical infeasibility prevents full onsite retention 
requirements, retention-based stormwater control measures shall be 
provided for no less than 10 percent of the project's impervious 
surface area. 

 Project applicant must submit a Stormwater Control Plan to the City 
that sufficiently demonstrates that the project design meets 
performance requires of PCR Tier 3. 

 

Tier 4 Performance Requirement 4 – Peak Management 
Projects that create and/or 
replace 22,500 sq. ft. or more of 
impervious surface in Watershed 
Management Zone 1. 
 

Tier 3 performance requirements, plus: 

 Control peak flows to not exceed pre-project flows for the 2-year 
through 10-year storm event. 

 Project applicant must submit a Stormwater Control Plan to the City 
that sufficiently demonstrates that the project design meets 
performance requires of PCR Tier 4. 

 Submit an Operations and Maintenance Plan for structural 
stormwater control measures to the City of Watsonville for review and 
approval prior to final construction sign-off. 

 
* Net impervious area equals new and replaced impervious area minus the total pre-project-to-post-project reduction in 
impervious area. 
Source: Ordinance No. 1299-14 (CM). 
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Project Information 

1. Project Location: 
The property is located at 547 Airport Blvd., Watsonville, between Hangar Way 
and the west end of Aviation Way. APN 015-321-01. 

2. Applicant: 
Raoul & Eve Ortiz 
547 Airport Blvd. 
Watsonville, CA 95076 

3. Project Phase: N/A 

4. Project Type:  21 Unit Residential Townhouse Subdivision 

5. Total Project Area: 1.57 ± acres 

6. Total new and/or replaced impervious area: 47,975 sf 

7. Stormwater Performance Requirements 
This project is subject to performance requirements No.1 Site Design and Runoff 
Reduction, No. 2 Water Quality Treatment, No. 3 Runoff Retention and No. 4 Peak 
Management. 
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8. Site Design and Runoff Reduction Measures  
(Performance Requirement No. 1) 
 

Design Strategies Y/N Description 

Limit disturbance of creeks and natural drainage features. N No creeks or natural drainage features 
exist on the site. 

Minimize compaction of highly permeable soils Y Soils under bioretention facilities will 
not be compacted. 

Limit clearing and grading of native vegetation at the site 
to a minimum area needed to build the project, allow 
access, and provide fire protection 

N The property has been previously 
developed. No native vegetation exists 
at the site. 

Minimize impervious surfaces by concentrating 
improvements on the least-sensitive portions of the site, 
while leaving the remaining land in a natural undisturbed 
state. 

N The property has been previously 
developed. No areas are in their 
natural undisturbed state. 

Minimize stormwater runoff by implementing one or more 
of the following site design measures: 
1.  Direct roof runoff into cisterns or rain barrels for reuse 
2.  Direct roof runoff onto vegetated areas safely away 
from building foundations and footings, consistent with 
California building code. 
3.  Direct runoff form sidewalks, walkways, and/or patios 
onto vegetated areas safely away from building 
foundations and footings, consistent with California 
building code 
4.  Direct runoff from driveways and/or uncovered parking 
lots onto vegetated areas safely away from building 
foundations and footings, consistent with California 
building code 
5.  Construct bike lanes, driveways, uncovered parking 
lots, sidewalks, walkways, and patios with permeable 
surfaces 

Y The proposed project complies with 
design measures 2, 3 & 4. All runoff 
from new impervious surfaces is to be 
directed to the bioretention facilities. 

 

9. Water Quality Treatment (Performance Requirement No. 2) 
Performance requirement No. 2 requires the project to treat stormwater runoff to 
reduce pollutant loads and concentrations using physical, biological, and chemical 
removal. Runoff from all new impervious surfaces will be directed to the 
bioretention facilities where water quality treatment will be facilitated. Treatment is 
flow based using a minimum 4% bioretention ratio to new or replaced impervious 
area. 405,584 sf x 0.4 = 1823 SF required bioretention, 2870 SF provided. 
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10. Runoff Retention (Performance Requirement No. 3) 
Performance Requirement No. 3 requires the project to prevent discharge from 
events up to the 95th percentile 24-hour rainfall event (1.3”). Due to the clay soils 
found at the site, the type D soil percolation rate of 0.25”/hr was utilized in the SCM 
Sizing Calculator attached. See Section C on Sheet T5 of the tentative map for the 
Bioretention/Detention Pond Detail. 
 
The SCM Sizing Calculator is an Excel spreadsheet that computes the required 
SCM sizing and was developed for the Regional Water Quality Control Board, 
Central Coast Region. 
 
The bioretention area provided is 2953 SF. From the SCM Sizing Calculator, the 
required storage volume  is 2605 CF. Depth of underdrain is 3 feet. 
 

11. Peak Management (Performance Requirement No. 4) 
Peak management will be provided by the use of the bioretention/detention pond 
at the northeast corner of the project. See attached detention volume calculations. 
The project runoff will be metered out into the storm drain pipe in Airport Blvd. with 
the use of a sized orifice pipe located in the outflow catch basin in the 
bioretention/detention pond. See Section C on Sheet T5 of the tentative map for 
the Bioretention/Detention Pond Detail. 
 
Detention pond sizing was determined with the Runoff Detention by Modified 
Rational Method template developed by the County of Santa Cruz Stormwater 
Department. 

12. Site Assessment Measures 

Site Assessment Measure Description 

Site topography The existing site consists of a flat site fronting on 
Airport Blvd. and surrounded on 2 sides by industrial 
park lots and one side by a mobile home park.  

Hydrologic features including contiguous natural 
areas, wetlands, watercourses, seeps, or springs 

None. 

Depth to seasonal high groundwater Ground water was not encountered. 

Locations of groundwater wells used for drinking 
water 

No groundwater wells on site 

Depth to an impervious layer such as bedrock Shallow site soils consist of silty clays. No bedrock 
was encountered. 

Presence of unique geology (e.g., karst) No unique geology encountered. 

Geotechnical hazards No unique geologic hazards. 
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Documented soil and/or groundwater contamination No documented contamination. 

Soil types and hydrologic soil groups Silty Clay, see geotechnical investigation. 

Vegetative cover/trees The existing site was previously developed. No 
native vegetation exists on the site with the 
exception of a few trees. New landscaping will be 
provided per the landscape plan. 

Run-on characteristics (source and estimated runoff 
from offsite which discharges to the project area) 

The site receives no run-on from adjacent 
properties. 

Existing drainage infrastructure for the site and 
nearby areas including the location of municipal 
storm drains 

There are existing storm drain facilities at the 
intersection of Airport Blvd. and Aviation Way. New 
site storm drainage will connect to these systems. 

Structures including retaining walls There is an existing residence and office trailer on 
the site that will be removed. There is also a large 
concrete slab that will also be removed. 

Utilities New utilities will be provided for sewer, water, storm 
drainage, electrical, gas and communication. These 
utilities will connect to existing utility services in 
Airport Blvd. 

Easements New utility easements will be provided along the 
south boundary. 

Covenants A home owners association will be formed for this 
subdivision and will be responsible for maintenance 
of the stormwater system. 

Zoning/Land Use Current zoning is IP-Industrial Park. Proposed 
zoning is RM-2 Multiple Residential - Medium 
Density. Current land use is residential. Proposed 
land use is a residential. 

Setbacks RM-2 setback requirements 

Open space requirements No open space requirements 

Other pertinent overlay(s) No other pertinent overlays 
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13. Site Design Measures 

Design Measure Description 

Define the development envelope and protected 
areas, identifying areas that are most suitable for 
development and areas to be left undisturbed 

Project site previously developed. No areas to be left 
undisturbed. 

Conserve natural areas, including existing trees, 
other vegetation, and soils 

Project site previously developed, no native areas 
exist. 

Limit the overall impervious footprint of the project Overall impervious footprint minimized. 8% 
bioretention provided. 

Construct streets, sidewalks, or parking lot aisles  
to the minimum widths necessary, provided that 
public safety or mobility uses are not compromised 

Driveways and sidewalks have been proposed to the 
minimum width necessary. 

Set back development from creeks, wetlands, and 
riparian habitats 

No creeks, wetlands or riparian habitats exist in the 
vicinity of the project. 

Conform the site layout along natural landforms Project layout conforms to the natural landform. 

Avoid excessive grading and disturbance of 
vegetation and soils 

Grading has been minimized by utilizing the existing 
topography as much as possible in the project 
design. 

 

14. Post-Construction Stormwater Control Measures 
The stormwater control measures proposed for this development are the 
bioretention facilities for Stormwater Quality and Runoff Retention. The 
bioretention facility will comply with the City of Watsonville’s Standard Bioretention 
Facility LID-001. This bioretention facility specification is also the one used by the 
Regional Water Quality Control Board (RWQCB), Central Coast Region. 
 
Due to the proximity of the SCM to the east property line, an impermeable liner will 
be placed along the east side of the pond to minimize infiltration onto the 
neighboring property. 
 
Sizing of the retention/detention pond is represented on the SCM Sizing Calculator 
and Detention spreadsheet attached to this document. The predevelopment runoff 
rate is 0.718 CFS as noted on the Detention spreadsheet. 
 

15. Operation and Maintenance Plan 
Homeowners Association of the new subdivision will be required to maintain the 
post-construction stormwater control measures. See the site map on the following 
sheet for the Bioretention Facility locations. 
 
The Bioretention Facilities is located at the northeast corner of the project.  
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Maintenance:  The primary maintenance requirement for bio retention facilities 
includes routine inspections targeted at maintaining hydraulic efficiency of the 
channel, the treatment effectiveness of the bioretention components, and a dense, 
healthy vegetative cover. Maintenance activities should include periodic mowing 
(with grass never cut shorter than the design flow depth), clearing of debris and 
blockages, and sediment removal. Reseed bare areas annually. Inspections 
should also look for erosion along the bottom of the swale channel. 
 
Performance and Inspection:  To ensure proper performance, visually inspect that 
stormwater is infiltrating properly and is being conveyed through the length of the 
bioswale. Water ponding in a bioswale for more than 48 hours may indicate 
operational problems. Corrective measures include inspection for and removal of 
accumulated sediments. Back flushing the under drain is another option.  Samples 
of the bioretention media should be taken in the case of poor infiltration to 
determine the condition of the media (e.g. clay content). Full or partial replacement 
of the bioretention media may be required to restore the flow rate through the 
swale. Alternately, soil amendments can first be applied in an attempt to restore 
permeability.  Perform this inspection annually in spring, and after extreme events 
(e.g. after heavy rainfall). 
 
Costs:  We estimate annual inspection and maintenance to cost $1000 per year. 
We estimate replacement after the 25 year live expectancy to cost $25,000. 
 
Maintenance Agreement and Transfer of Responsibility for SCMs: 
Prior to issuing approval for final occupancy the City will require that projects 
subject to these Post-Construction Requirements provide verification of 
ongoing maintenance provisions for Structural Stormwater Control Measures, 
including but not limited to legal agreements, covenants, CEQA mitigation 
requirements, and or conditional use permits. Verification shall include, at a 
minimum: 
a) The project owner’s signed statement accepting responsibility for the 

O&M of the installed onsite and/or offsite structural treatment and 
flow control SCMs until such responsibility is legally transferred to 
another entity; and either 
i) A signed statement from the public entity assuming responsibility 

for structural treatment and flow control SCM maintenance and 
stating that the SCM meets all local agency design standards; 
or 

ii) Written conditions in the sales or lease agreements or deed for the 
project that require the buyer or lessee to assume responsibility 
for the O&M of the onsite and/or offsite structural treatment and 
flow control SCM until such responsibility is legally transferred to 
another entity; or 

iii) Written text in project deeds, or conditions, covenants and 
restrictions for multi-unit residential projects that require the 
homeowners association or, if there is no association, each 
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individual owner to assume responsibility for the O&M of the onsite 
and/or offsite structural treatment and flow control SCM until 
such responsibility is legally transferred to another entity; or 

iv) Any other legally enforceable agreement or mechanism, such as 
recordation in the property deed, that assigns responsibility for 
the O&M of the onsite and/or offsite structural treatment and 
flow control SCM to the project owner(s) or the Permittee 

 

16. Statement of Compliance: 
The preliminary design of stormwater treatment facilities and other stormwater 
pollution control measures in this plan are in accordance with the City of 
Watsonville Stormwater post-Construction Standards (Resolution No. 4-14, 
Adopted January 14, 2014). The Water Quality Treatment and Peak Management 
Requirements have been met on the site by the proposed measures. 

 

Bioretention/Detention Pond 

Bioretention Req’d Size Provided Size 
 1823 SF 2870 SF 

Retention Req’d Depth Provided Depth 
 3.2’ 3.2’ 

Detention Req’d Volume Provided Volume 
 1664 CF 1722 CF 
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Central Coast Region
Stormwater Control Measure
Sizing Calculator Version: 2/26/2014

1. Project Information

Project name: 
Project location: 
Tier 2/Tier 3: Tier 3 - Retention
Design rainfall depth (in): 1.3
Total project area (ft2): 68279

Total new impervious area (ft2): 40277
Total replaced impervious in a USA (ft2): 0
Total replaced impervious not in a USA (ft2): 7699
Total pervious/landscape area (ft2): 20933

2. DMA Characterization

DMA Type Area (ft2) Surface Type New, Replaced? Connection
Drains to SCM 16837 Roof New Bioretention Area
Drains to SCM 2422 Roof Replaced Bioretention Area
Drains to SCM 23439 Concrete or asphalt New Bioretention Area
Drains to SCM 5277 Concrete or asphalt Replaced Bioretention Area
Self-Treating 20933

Total project impervious area (ft2): 47975
New impervious area (ft2): 40276
Replaced impervious within a USA (ft2): 0
Replaced impervious not in a USA (ft2): 7699
Total pervious/landscape area (ft2): 0

3. SCM Characterization

SCM Type Safety Factor SCM Soil Type Infilt. Rate (in/hr) Area (ft2)
Bioretention 1 HSG C/D 0.25 2870

4. Run SBUH Model

5. SCM Minimum Sizing Requirements
Min. Required 

Storage Vol. (ft3)
Depth Below 

Underdrain (ft)
Drain Time 

(hours)
3636 3.17 50.7

6. Self-Retaining Area Sizing Checks
Self-Retaining DMA 

Area (ft2)
Tributary DMA 

Name
Tributary DMA 

Area (ft2)
Tributary / SRA 

Area Ratio 

Bioretention Area

New Roof

end_SRA

end_Output

Bioretention Area

SCM Name

end_SCM

Name

Self-Retaining DMA 
Name

547 Airport Blvd Townhomes   12-29-17
547 Airport Blvd., Watsonville

DMA Summary Area 
end_DMA

Name

Replaced Roof
New Pavement
Replaced Pavement
Landscape
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PROJECT: Calc by: JR Date: 6/20/2019

  RUNOFF DETENTION BY THE MODIFIED RATIONAL METHOD

Data Entry: PRESS TAB & ENTER DESIGN VALUES SS Ver: 1.0

Site Location P60 Isopleth: 1.30 Fig. SWM-2 in County Design Criteria
Rational Coefficients  Cpre: 0.28 See note # 2

Cpost: 0.77 See note # 2
Impervious Area: 68279 ft2 See note # 2 and # 4

  STRUCTURE DIMENSIONS FOR DETENTION
1664 ft3 storage volume calculated

40 % void space assumed
4159 ft3 excavated volume needed

Structure Length Width* Depth* *For pipe, use the square
Ratios 52.40 54.80 1.50 root of the sectional area

Dimen. (ft) 51.79 54.16 1.48

10 - YEAR DESIGN STORM   DETENTION @ 15 MIN.
10 - Yr. Detention Specified

Storm 10 - Year Release 10 - Year Rate To Storage
Duration  Intensity Qpre Qpost Storage Volume  

(min) (in/hr) (cfs) (cfs) (cfs) (cf) Notes & Limitations on Use:
1440 0.21 0.094 0.259 -0.459 -49538 1)  The modified rational method, and therefore the standard calculations are applicable in
1200 0.23 0.102 0.281 -0.437 -39311       watersheds up to 20 acres in size.
960 0.25 0.113 0.310 -0.407 -29338 2)  Required detention volume determinations shall be based on all net new impervious area
720 0.29 0.128 0.353 -0.365 -19716       both on and off-site, resulting from the proposed project.  Pervious areas shall not be 
480 0.35 0.154 0.422 -0.295 -10635       included in detention volume sizing; an exception may be made for incidental pervious 
360 0.39 0.175 0.480 -0.238 -6419       areas less than 10% of the total area.
240 0.47 0.209 0.575 -0.143 -2572 3)  Gravel packed detention chambers shall specify on the plans, aggregate that is washed, 
180 0.54 0.238 0.653 -0.064 -869      angular, and uniformly graded (of single size), assuring void space not less than 35%.  
120 0.64 0.285 0.782 0.065 583 4)  A map showing boundaries of both regulated impervious areas and actual drainage   
90 0.73 0.323 0.889 0.172 1159      areas routed to the hydraulic control structure of the detention facility is to be provided, 
60 0.88 0.387 1.065 0.347 1564      clearly distinguishing between the two areas, and noting the square footage.
45 0.99 0.440 1.211 0.493 1664 5)  The EPA defines a class V injection well as any bored, drilled, or driven shaft, or dug 
30 1.19 0.527 1.450 0.732 1647      hole that is deeper than its widest surface dimension, or an improved sinkhole, or a 
20 1.43 0.631 1.737 1.019 1528      subsurface fluid distribution system.  Such storm water drainage wells are “authorized 
15 1.62 0.718 1.974 1.256 1413      by rule”.  For more information on these rules, contact the EPA.  A web site link is 
10 1.94 0.860 2.364 1.646 1235      provided from the County DPW Stormwater Management web page.
5 2.64 1.170 3.218 2.500 938 6)  Refer to the County of Santa Cruz Design Criteria, for complete method criteria.

Tract No. 1604 547 Airport Blvd Townhomes
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1.  Introduction 
 

The purpose of this report is to analyze the hydrologic and hydraulic impacts of the development of 
Tract No. 1604, a 21 unit townhouse development at 547 Airport Blvd to the existing 27” diameter 
storm drain pipe at the North side of Airport Blvd. The analysis shall determine if the existing system in 
Airport Blvd is capable of conveying the flow from the site and the pipe’s other tributary areas.  

 
The analysis utilizes surveyed stormdrain information from the Airport Boulevard Widening City Project 
No. ST 91‐03 prepared by Bowman and Williams. The new stormwater infrastructure was taken from the 
plans for Tract No. 1604 547 Airport Blvd. Townhomes, prepared by Roper Engineering dated June 20, 
2019 (datum NAV 1988). There was a difference in datums for the surveyed data and the plans, so the 
surveyed data was converted to NAV 1988 datum. 
 
In accordance with the City’s guidance a preliminary limited analysis was performed to focus on the 
impact from the site. The existing 27” RC pipe adjacent to the site was analyzed to determine if it can 
convey runoff from the upstream tributary area as well as the mitigated flow from the site. To 
acknowledge that the system downstream of the adjacent 27” pipe experiences flooding (but not 
mitigate for existing flooding issues), the model included a tailwater depth equal to full‐pipe conditions.  
 
The analysis showed that the 27” pipe would surcharge and flooding would overflow from surface grates 
for the 25 year storm event. For this reason we are recommending modifications to the Roper plans to 
increase the detention pond to mitigate for both the 10 year storm and 25 year storm, and elimination 
of the proposed catch basin in Airport Blvd which would overload the site’s proposed discharge pipe. 
 

2.   Drainage Conditions 
 

The tributary areas and infrastructure which discharges to the 27” RCP drainage system was assumed 
from the County of Santa Cruz GIS system, the City of Watsonville Sanitary Sewer and Stormdrain Map 
Book and the Watsonville Municipal Airport Drainage and Utility Master Plan dated April 2010, prepared 
by Reinard W. Brandley Consulting Airport Engineers.  
 
The total pre‐development tributary drainage area was determined to be 24.41 acres which was divided 
into 3 subbasins for analysis purposes. The existing portion of the site contribution to Airport Blvd was 
0.78 acres. Post development the site contribution to Airport Blvd was 1.51 acres, bringing the total 
tributary drainage area to 25.14 acres. 

 
3.   Hydrology & Hydraulics 
 

Autodesk Storm and Sanitary Analysis 2017 (SSA) was used to model the drainage infrastructure and 
tributary areas contributing to the adjacent 27” RCP drainage system. The County of Santa Cruz Rainfall 
Intensity Duration curve data for a P‐60 value of 1.3 was used to create an IDF curve in the model. The 
rational method was selected for the hydrology method and hydrodynamic was selected as the link 
routing methodology due to the connections to existing systems which have the potential to reverse 
flow. Estimated were the slopes, flow path lengths, and runoff coefficients for each subbasin, utilizing 
the rational method (FAA) to determine the time of concentration within the model. 
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Each of the 3 subbasins were routed to the drainage infrastructure shown on the GIS system. Rim and 
invert elevations were from the Airport Boulevard Widening City Project No. ST 91‐03. The existing and 
proposed drainage infrastructure were evaluated using the 25 year storm events.  
 
Three scenarios were modeled: 
1. The existing system without the project 
2. The system with the improvements (designed by Roper) 
3. The system with modifications to the improvements  

 
4.  Modeling Results 

 
For each of the scenarios run there is some flooding at the intersection of Airport Blvd and Aviation Way 
for the 25 year storm events. The intersection is a low point, so the water will pond in that location. The 
Santa Cruz County GIS contour data indicates that the ponding water would overflow to the neighboring 
drainage system in the Colonial Manor mobile home park. The flooding and surcharged conditions are 
likely due to undersized pipes and shallow slopes. The 25 year storm analysis maps, reports and profiles 
for the existing condition are included in the appendix.  
 
Existing Conditions  
The existing condition has a portion of the site from draining away from Airport Blvd. Therefore the 
Tributary area draining to the 27” system is less than post development. The existing system layout can 
be shown on the map in Appendix C. The 25 year storm event flow results are as follows: 
 

Tributary 
Area (ac) 

Link (See Map 
in Appendix C 
Section 1) 

Peak Flow 
(cfs) 

Capacity (cfs)  Flow/Capacity  Condition 

1.31  PIPE0A  1.27  10.66  0.12  SURCHARGED 

1.31  PIPE0B  4.31  17.51  0.25  SURCHARGED 

24.41  PIPE1C  22.96  1.29  17.74  SURCHARGED 

24.41  PIPE2A  22.96  17.47  1.31  SURCHARGED 

24.41  PIPE2B  22.96  20.79  1.10  SURCHARGED 

 
  The existing system has flooding issues. 
 

Roper Proposed Development 
The proposed development provides detention to release the 10 year predevelopment flow rate 
(assuming the whole site drained to Airport Blvd pre‐development). The Roper system layout can be 
shown on the map in Appendix C The 25 year storm event flow results are as follows: 
 

Tributary 
Area (ac) 

Link(See Map 
in Appendix C 
Section 2) 

Peak Flow 
(cfs) 

Capacity (cfs)  Flow/Capacity  Condition 

1.51  PIPE1A  1.07  14.46  0.07  SURCHARGED 

2.04  PIPE1B  1.15  8.46  0.14  SURCHARGED 

25.14  PIPE1C  25.36  1.29  19.59  SURCHARGED 

25.14  PIPE2A  24.65  17.47  1.41  SURCHARGED 

25.14  PIPE2B  24.65  20.79  1.19  SURCHARGED 
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The proposed Roper development would increase the peak flow to the already flooded system. 

 
Modified Proposed Development 
The modified proposed development would provide detention for the 25 year storm event with a  
release of the 10 year predevelopment flow rate (assuming a portion of the site drained to the rear of 
the site pre‐development). The Modified system layout can be shown on the map in Appendix C The 25 
year storm event flow results are as follows: 
 

Tributary 
Area (ac) 

Link (See Map 
in Appendix C 
Section 3) 

Peak Flow 
(cfs) 

Capacity (cfs)  Flow/Capacity  Condition 

0.53  PIPE0A  0.92  10.42  0.09  SURCHARGED 

0.53  PIPE0B  4.10  17.51  0.23  SURCHARGED 

23.63  PIPE1C  23.17  1.29  17.90  SURCHARGED 

1.51  PIPE1D  1.43  4.26  0.34  SURCHARGED 

25.14  PIPE2A  22.91  17.47  1.31  SURCHARGED 

25.14  PIPE2B  22.91  20.79  1.10  SURCHARGED 

 
The modified design would prevent any additional flooding to the existing system for the 25 year storm 
event. 
 

5.  Preliminary and Modified Design  
 

The current Roper plans are designed to meet the City’s standard Stormwater requirements, but do not 
address the re‐direction of runoff from 0.73 acres. The current design has a 2,870 sf bioretention area 
ith 1.5 ft of gravel to provide 1,722 cf of detention. 
 
Due to the existing overloading of the drainage system in Airport Boulevard, there is currently no 
capacity to handle the increased storm water runoff from the 25 year storm event. For that reason we 
are proposing to modify the project design to detain the increase in stormwater runoff from the 
project’s 25 year storm event instead of just detaining the increase in runoff from added impervious for 
the 10 year storm event. 
 
The modified detention volume for the site was determined using the County of Santa Cruz detention 
methodology for the 25‐ year 15 min storm event. To account for the redirection of flow the allowable 
pre‐development flow is only for the existing 0.78 acres. 
 
The resulting detention volume would need to be 3539 cf. Therefore we proposed to modify the existing 
bioretention design to provide storage in a gravel depth to 1.25 ft, include 2 ft of storage in the 
bioretention media, and provide 0.5 ft of ponding above the bioretention, resulting in 3750 cf of 
detention. 
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APPENDIX A 
 

SITE MAPS 
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EX 135.41

EX 135.45

EX 135.04

EX 134.38

EX 133.93

EX 135.42

EX 134.69
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APPENDIX B 
 

CALCULATIONS 
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TYPE OF AREA 10· YEAR RUNOFF 
COEFFICIENTS 

Rural, park, forested; agricultural 0.10 - 0.30 

Low residential (Single frupily dwellings) 0.45 - 0.60 

High residential (Multiple family dwellings) 0.65 - 0.75 

Business and commercial 0.80 

Industrial 

Impervious 

0.70 

0.90 

REQUIRED ANTECEDENT MOISTURE FACTORS 
(Ca) FOR THE RATIONAL METHOD* 

Recurrence Interval (Years) 

2to 10 

"25 

50 

100 

Ca 

1.0 

1.1 

1.2 

1.25 

Note: Application of antecedent moisture factors (Ca) 
should not result in an adjusted runoff coefficient (C) 
exceeding a value of 1.00 

* MW A Publication 11Practices in Detention of Stormwater Runoff' 

Rev. 11·05 
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Rainfall Intensity .. Duration Curves 
10 Yr. Return Period 
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DRAINAGE CALCULATIONS FOR :
547 Airport Blvd
Watsonville, CA
BOWMAN & WILLIAMS FILE: 28191

Flow Rate Calculations 
DMAS Return Ia

Period
Intensity for Storm: 10 Yr 2 0.64

Return Period = 10 Years 5 0.85
P60 Isopleth = 1.3 (Based on Location - See County Map) 10 1.00

Ia = 1 (Based on Return Period - See Above Right) 15 1.09
25 1.20
50 1.35
100 1.50

Pre-development

Area Description
Total Area 

(ft2)
Impervious 

Area (sf)

Semi 
Impervious 

Area (sf)
Pervious 
Area (sf) Area (AC) C A*C

Ca
Tc (min)  I (in/hr) Q (cfs)

1A. Site 34,052 3,110 17,090 13,852 0.78 0.46 0.36 1.25 15 1.622 0.33
1B. Offsite 23,085 19,418 0 3,667 0.53 0.80 0.43 1.25 15 1.622 0.70

 2. Aviation to Airport Blvd 1,006,338 830,035 0 176,303 23.10 0.79 18.36 1.25 15 1.622 29.59
Total 1,063,475 24.41 19.15 30.61

Post-development

Area Description
Total Area 

(ft2)
Impervious 

Area (sf)

Semi 
Impervious 

Area (sf)
Pervious 
Area (sf) Area (AC) C A*C

Ca
Tc (min)  I (in/hr) Q (cfs)

1A. Site 65,764 51,634 0 14,130 1.51 0.77 1.16 1.25 15 1.622 1.82
1B. Offsite 23,085 19,418 0 3,667 0.53 0.80 0.43 1.25 15 1.622 0.70

 2. Aviation to Airport Blvd 1,006,338 830,035 0 176,303 23.10 0.79 18.36 1.25 15 1.622 29.59
Total 1,095,187 25.14 19.95 32.11

February 19, 2021
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DRAINAGE CALCULATIONS FOR :
Tract 1604, 547 Airport Blvd
Watsonville, CA
BOWMAN & WILLIAMS FILE: 28191

Detention Calculations

1. Basis of Calculation Based on County of Santa Cruz Design Criteria 2014, Page 85

A = Area in acres
Ia = Return Period Factor

Ca = Antecedent Moisture Factor
Cpre = Pre-developed runoff coefficient

Cpost = Post-developed runoff coefficient
tc= Time of Concentration in minutes

Intensity (I) = ((4.29112)*(1.1952P60))/(tc^((0.60924)*(0.78522P60))*Ia
Pre Development Runoff (Qpre) = Ca * Cpre * Ia * I * A / 43200

Post Development Runoff (Qpost) = Ca * Cpost * Ia * I * A / 43200
Required Storage Volume =  (Qpost-Qpre) * Rainfall Duration * 60

Note:

Figure 1: Sample Detention Hydrographs

2. Data 

Design Rainfall Frequency = 25 Year
Pre-developed Runoff Coefficient (Cpre) = 0.35 (Fig. SWM-1 or from site estimate)

Post-developed Runoff Coefficient(Cpost) = 0.77 (Fig. SWM-1 or from site estimate)
Antecedent Moisture Content Ca = 1.1 (for 25 year storm per Fig. SWM-1)

P60 Isopleth = 1.3 (Fig. SWM-2 & SWM-3 of Design Criteria)
Detention Storm Ia = 1.2 (Fig. SWM-3)

Pre-developed Time of Concentration = 15 minutes
Post-developed Time of Concentration = 15 minutes

Pre Development Total area = 34,052 sf
Post Development Total area = 65,299 sf

Factor of Safety = 1.25

Areas and Pre-developed Runoff Coefficient Calculations 

Area Description Area (ft2) Runoff Coefficient Area * Runoff 
Coefficient

Pervious Surfaces 13,852 0.30 4156
Semi Impervious 17,090 0.30 5127

Impervious Surfaces 3,110 0.90 2799
Total = 34,052 12082

Pre-developed Runoff Coefficient (Cpre) = 0.35
Areas and Post-developed Runoff Coefficient Calculations 

Area Description Area (ft2) Runoff Coefficient Area * Runoff 
Coefficient

Pervious Surfaces 14,130 0.30 4239
Semi Impervious 0 0.30 0

Impervious Surfaces 51,169 0.90 46052
Total = 65,299 50291

Post-developed Runoff Coefficient (Cpost) = 0.77

3. Detention Calculations

DETENTION @ 15 
MIN.

Rainfall Duration 25 Year Pre-Development Post-Development Require Storage
Intensity Qpre Qpost Volume

(min) (in/hr) (cfs) (cfs) (cf)
1440 0.255 0.079 0.327 -23469
1200 0.277 0.085 0.355 -17567
960 0.306 0.094 0.392 -11922
720 0.348 0.107 0.445 -6631
480 0.416 0.128 0.533 -1886
360 0.473 0.146 0.606 158
240 0.567 0.174 0.726 1831
120 0.772 0.237 0.988 2803
90 0.877 0.270 1.123 2831
60 1.050 0.323 1.345 2686
45 1.194 0.367 1.529 2511
30 1.430 0.440 1.831 2218
20 1.712 0.527 2.193 1913
15 1.946 0.599 2.492 1704
10 2.331 0.717 2.985 1432
5 3.173 0.976 4.063 1039

Required Storage = 2831
Required Storage With 1.25 Safety Factor = 3539

25 YEAR STORM VALUES

February 19, 2021

Maximum volume produced from a storm duration during a 24 hour event is 
selected for design.

 (Area * C-value) / (Total  Area)  =

 (Area * C-value) / (Total  Area)  =
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DRAINAGE CALCULATIONS FOR :
547 Airport Blvd
Watsonville, CA
BOWMAN & WILLIAMS FILE: 28191

Detention Calculations 

Requirement
25 yr Storm Detention 
Volume (25 yr Pre- 
Development Release) 3539 cf

Provided
Detention Area 2500 sf

Gravel Depth 1.25 ft
Gravel Volume = (Area x 
Depth)*0.4 1250 cf

Media Depth 2 ft
Media Volume = (Area x 
Depth)*0.25 1250 cf

Ponding Depth 0.5 ft
Ponding Volume = Area x 
Depth 1250 cf

Total Volume 3750

Total Depth 3.75

February 19, 2021
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DRAINAGE CALCULATIONS FOR :
547 Airport Blvd
Watsonville, CA
BOWMAN & WILLIAMS FILE: 28191

Orifice & Weir Calculations

Basis of Calculation (Orifice Formula)
Orifice
Q = Cd * A * (2gh)1/2

h = (((Q/(Cd * A))2)/2g)

Q = Discharge Rate Through Orifice
Cd = Discharge Coefficient
A = Area of Orifice
g = Acceleration of gravity
h = Water Depth at Orifice
a = 1/2 Orifice Opening Height
h = Hydraulic Head from
      Center of orifice to top of wall

Control Box  DMA 3
Orifice Input

QPre10-Year = 0.33 cfs
Orifice Invert = 128.76

Grate = 133.50
Low Flow Orifice Diameter (D) = 2.50 in

Orifice Coefficient - (Type A) (Cd) = 0.62

Orifice Output
Low Flow Orifice Area (A) = 0.03 sf

Head to Discharge QPre (h) = 3.75 ft
Top of Wall = 132.61
Freeboard = 0.89 ft
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APPENDIX C 

 
SYSTEM MAP AND MODELING RESULTS 

 

Attachment 4
page 29 of 40

Page 149 of 392



 
 

 

 
 
 
 

 1. EXISTING CONDITIONS (PREDEVEOPMENT) 
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EX 134.38

EX 133.93
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Autodesk Storm and Sanitary AnalysisAutodesk Storm and Sanitary AnalysisAutodesk Storm and Sanitary Analysis
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 2. ROPER PROPOSED DEVELOPMENT 
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Autodesk Storm and Sanitary AnalysisAutodesk Storm and Sanitary AnalysisAutodesk Storm and Sanitary Analysis
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 3. MODIFIED PROPOSED DEVELOPMENT 
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Autodesk Storm and Sanitary AnalysisAutodesk Storm and Sanitary AnalysisAutodesk Storm and Sanitary Analysis
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1. Project Information 
 
1.1 Project Title 
Initial Study/Mitigated Negative Declaration for the 547 Airport Blvd Project 
 
1.2 Lead Agency Name and Address 
City of Watsonville 
Community Development Department 
Planning Division 
250 Main Street 
Watsonville, California 95076 
 
1.3 Contact Person and Phone Number 
Justin Meek, AICP 
Principal Planner 
(831)768-3050 
justin.meek@cityofwatsonville.org 
 
1.4 Project Sponsors Names and Addresses 
Raoul Ortiz 
547 Airport Boulevard 
Watsonville, CA 95076 
 
1.5 General Plan Designation 
Industrial  
 
1.6 Zoning   
IP: Industrial Park 
 
1.7 Introduction  
This Initial Study of environmental impacts has been prepared to conform to the requirements of the 
Public Resources Code California Environmental Quality Act (CEQA Statutes), the California Code of 
Regulations section 15000 et. seq. (CEQA Guidelines), and the regulations and policies of the City of 
Watsonville. The report is intended to inform City of Watsonville (City) decision-makers, responsible 
agencies, and the general public of the 547 Airport Blvd Project (project) and its environmental 
consequences. The City of Watsonville is the Lead Agency under CEQA and has prepared this Initial 
Study to address the impacts of implementing the proposed project. The primary objective of the project 
is to provide 21 housing units and increase housing availability in the City. 
 
1.8 Project Location and Context    
The following section describes the project site location, characteristics, surrounding land uses, and land 
use designations. 
 
Location. See Figures 1 and 2. The project site (547 Airport Boulevard) is on the south side of Airport 
Boulevard across the street from the Watsonville Municipal Airport.  The project is located east of 
Highway 1 and west of Freedom Blvd (Figures 1 and 2).  The APN is 015-321-01.  
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Surrounding Land Uses. The site is located within an industrial area, bordered on the west and south by 
industrial properties (zoned IP: Industrial Park) and the Colonial Manor Mobile Home Park on the east 
side (zoned RM-3: Multiple Residential-High Density).  Across Airport Boulevard is the Watsonville 
Municipal Airport (zoned PF: Public Facilities).  
 
Site Characteristics. The proposed project is on a flat 1.57-acre industrial site currently used for 
processing rebar. The western portion of the site has a long, narrow, rectangular concrete pad on which 
the rebar processing equipment is located to absorb oil leaks and for a leveled surface. The southern 
section of the site has a row of trees on an adjacent property, and one cypress tree in the northeastern 
corner; no other vegetation is located onsite. On the northern end of the site is a single-family residence 
built around 1968.  The residence is currently occupied by tenants of the applicant and would be 
demolished as part of project construction. The northwest corner is used for storage. There is a portable 
office space that serves as the business office. The western section of the site borders the Colonial Manor 
mobile home park. Much of the property remains undeveloped except for the perimeter areas.  
 
1.9 Project Description 
Raoul Ortiz (Owner; Applicant) is submitting an application to develop one parcel located at 547 Airport 
Boulevard (APN 015-321-01), totaling approximately 1.57 acres, collectively called the 547 Airport 
Boulevard Project (project). Ortiz currently leases the property to operate a rebar processing operation 
known as Monterey Bay Rebar, Inc.  As part of this project, the parcel would be redeveloped into 21 
townhomes including three affordable units. The proposed townhomes are grouped in four buildings 
with a total footprint of approximately 18,927 square feet.  Each unit includes three bedrooms and would 
provide housing for an estimated 78 people. The project also includes development of shared spaces and 
an open area for recreation. The site plan is shown on Figure 3, and perspective views of project buildings 
(from the north-facing/public view) are shown on Figure 4.  
 
Construction is anticipated to last about 18-24 months and start with approximately two weeks of 
abatement followed by two weeks of demolition.  The existing residence would be demolished and 
hauled off with approximately 10 truck trips. Site preparation and grading would be balanced. The 
building construction period is anticipated to last 10-12 months.  
 
Circulation and Parking.  Parking for the homes would be accessed from a private vehicular entrance 
off of Airport Boulevard (Driveway 1) in the northwest corner of the site.  Traffic volumes to the project 
site are estimated to generate 154 trips (a 99-trip increase per day). A 20-foot-wide access road including 
a four-foot wide sidewalk wraps around from the access off of Airport Blvd to the back row of buildings 
along the southern portion of the parcel. A total of 58 residential parking spaces are proposed.   
 
Landscape and Open Space.  The project includes both landscaping features as well as open space and 
recreational facilities.  The project would create 17,196 square feet of public open space. The project 
will include the planting of drought tolerant plants and trees. The following recreational facilities are 
included with the project: (1) a 384 square-foot “tot-lot” play space; (2) a 2,8701 square-foot open 
space/meadow area and bioretention area; (3) a 384 square-foot covered courtyard with tables and 
charcoal grills.  The preliminary landscape plan is shown on Figure 5 and the preliminary site furnishings 
are shown on Figure 6.   
 
Grading.  The project site would be graded and the preliminary grading plan for the project is shown on 
Figure 7. Stormwater retention would be accomplished through a combination of underground 

 
1 Roper Engineering, 2017 
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infiltration and aboveground retention. The project would create 45,584 square feet of impervious 
surfaces. The project would comply with stormwater treatment requirements and includes bioretention 
areas in excess of what is required by regulations.   
 
Utilities and Infrastructure. The proposed project would connect to existing water, wastewater, storm 
drainage, electricity, and telecommunication infrastructure. Water service, wastewater treatment, 
stormwater management, and solid waste collection are provided by the City.  Electricity and natural 
gas are provided by PG&E.  The project proposes relocating a stormwater drainage connection. The 
proposed bioretention area would meter runoff and direct the water into a new proposed storm drain 
running north/south across Airport Blvd.  The preliminary utility plan is shown on Figure 8 and the site 
lighting plan is included on Figure 9.   
 
Project Construction and Excavation. Construction is anticipated to begin in June 2021 and be 
completed 18-24 months after. 
 
City Actions/Approvals. The proposed project would require the following City approvals: 
 

 Adoption of the Mitigated Negative Declaration – City Planning Commission and City Council 

 General Plan Map Amendment to Residential High Density – City Planning Commission and 
City Council 

 Zoning Change to Multiple Residential-High Density with a Planned Development Overlay – 
City Planning Commission and City Council 

 Special Use Permit (accompanied by a specific development plan) – City Planning 
Commission and City Council 

 Design Review – City Planning Commission and City Council  

 Building/Fire Permit and Plan Check – City of Watsonville, Community Development 
Department 
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Figure 1: Project Vicinity Map 

 
  
 

Attachment 5
page 8 of 123

Page 168 of 392



 

9 | City of Watsonville: 547 Airport Boulevard Project 

Figure 2: Project Location Map   
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Figure 3: Site Plan  
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Figure 4: Perspective Views (North-Facing) 
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Figure 5: Preliminary Landscape Plan 
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Figure 6: Preliminary Site Furnishings 
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Figure 7: Preliminary Grading Plan 
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Figure 8: Preliminary Utility Plan 
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Figure 9: Site Lighting Plan  
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2. Summary of Findings: Impacts and Mitigations   
 
Impact findings and mitigation measures identified in this report, the completed Initial Study checklist 
and narrative are summarized below. The mitigations listed below represent conditions for the Initial 
Study/Mitigated Negative Declaration for the proposed project. 
 
Aesthetics 
No significant impacts have been identified; no mitigation is necessary.  
 
Agricultural and Forestry Resources 
No significant impacts have been identified; no mitigation is necessary.  
 
Air Quality  
No significant impacts have been identified; no mitigation is necessary.  
 
Biological Resources 
Implementation of the following mitigation measures would ensure impacts are less than significant. 

Mitigation Measure BIO-1: Nesting Bird Avoidance or Conduct Preconstruction Surveys. If 
construction, grading, or other project-related improvements are scheduled during the nesting season 
of protected raptors and migratory birds, a focused survey for active nests of such birds shall be 
conducted by a qualified biologist within seven (7) days prior to the beginning of project-related 
activities. The results of the survey shall be sent to the City of Watsonville prior to the start of project 
activities. The minimum survey radii surrounding the work area shall be the following: i) 250 feet 
for passerines; ii) 500 feet for other small raptors such as accipiters; iii) 1,000 feet for larger raptors 
such as buteos. Nesting seasons are typically defined as follows: i) March 15 to August 30 for smaller 
bird species such as passerines; ii) February 15 to August 30 for raptors.  

The following measures shall be taken to avoid potential inadvertent destruction or disturbance of 
nesting birds on and near the project site as a result of construction-related vegetation removal and 
site disturbance: 

a) To avoid impacts to nesting birds, all construction-related activities (including but not 
limited to mobilization and staging, clearing, grubbing, vegetation removal, fence 
installation, demolition, and grading) shall occur outside the avian nesting season 
(generally prior to February 1 or after August 31). Active nesting is present if a bird is 
sitting in a nest, a nest has eggs or chicks in it, or adults are observed carrying food to the 
nest. 

b) If construction-related activities are scheduled to occur during the nesting season (generally 
February 1 through August 31), a qualified biologist shall conduct a habitat assessment and 
preconstruction nesting survey for nesting bird species no more than seven (7) days prior to 
initiation of work.  A qualified wildlife biologist is an individual who possesses, at a 
minimum, a bachelor’s or advanced degree, from an accredited university, with a major in 
biology, zoology, wildlife biology, natural resources science, or a closely related scientific 
discipline, at least two years of field experience in the biology and natural history of local 
plant, fish, and wildlife resources present at the development site, and knowledge of state 
and federal laws regarding the protection of sensitive and endangered species. The qualified 
biologist conducting the surveys shall be familiar with the breeding behaviors and nest 
structures of birds known to nest in the project site.  Surveys shall be conducted at the 
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appropriate times of day during periods of peak activity (i.e., early morning or dusk) and 
shall be of sufficient duration to observe movement patterns. Surveys shall be conducted 
within the project area and 250 feet of the construction limits for nesting non-raptors and 
1,000 feet for nesting raptors, as feasible.  If the survey area is found to be absent of nesting 
birds, no further mitigation would be required. However, if project activities are delayed by 
more than seven (7) days, an additional nesting bird survey shall be performed. 

c) If pre-construction nesting bird surveys result in the location of active nests, no site 
disturbance (including but not limited to equipment staging, fence installation, clearing, 
grubbing, vegetation removal, fence installation, demolition, and grading), shall take place 
within the buffer zone established under BIO-2.  Monitoring, by a qualified biologist, shall 
be required to ensure compliance with the relevant California Fish and Game Code 
requirements. Monitoring dates and findings shall be documented.  Active nests found 
inside the limits of the buffer zones or nests within the vicinity of the project site showing 
signs of distress from Project activity, as determined by the qualified biologist, shall be 
monitored daily during the duration of the project for changes in breeding behavior.  If 
changes in behavior are observed (e.g., distress, disruptions), the buffer shall be 
immediately adjusted by the qualified biologist until no further interruptions to breeding 
behavior are detected.  The nest protection buffers may be reduced if the qualified biologist 
determines in compliance with CDFW permit requirements (if any) that construction 
activities would not be likely to adversely affect the nest. If buffers are reduced, twice 
weekly monitoring may need to be conducted to confirm that construction activity is not 
resulting in detectable adverse effects on nesting birds or their young. The qualified 
biologist may implement an alternative monitoring schedule depending on the construction 
activity, season, and species potentially subject to impact, subject to compliance with 
CDFW permits (if any). Construction shall not commence within the prescribed buffer 
areas until a qualified biologist has determined that the young have fledged or the nest site 
is otherwise no longer in use. A report of the findings will be prepared by a qualified 
biologist and submitted to the City prior to the initiation of construction-related activities 
that have the potential to disturb any active nests during the nesting season. 

d) City staff will not issue permits for ground disturbing activities until after the site has been 
surveyed by a qualified biologist to ensure that no active nest disturbance or destruction 
will occur as a result of the project. If necessary, nest protection buffers will be fenced off 
and active nest monitoring will be initiated prior to permit issuance.  

Mitigation Monitoring BIO-1. Prior to issuance of any grading permit(s), the City shall review and 
approve the results of all pre-construction surveys and any measures recommended by the biologist 
to avoid sensitive species, which shall be noted on the final project plans. The project proponent 
shall not initiate any ground disturbing activity until applicant has submitted evidence to the City 
that Mitigation Measures BIO-1 and BIO-2, have been completed and are consistent with USFWS 
and/or CDFW permit requirements (if agency involvement is required). In addition, prior to ground 
disturbing activities, the City shall be provided with a written summary of the results of surveys by 
a qualified biologist to ensure that no active bird nest disturbance or destruction of breeding bat 
roosts will occur as a result of the project. If necessary, nest protection buffers will be fenced off and 
active nest monitoring will be initiated prior to permit issuance. A qualified biologist will also 
provide worker-awareness training prior to any work within aquatic habitats or adjacent upland 
habitat where California red-legged frog have potential to occur. 
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Mitigation Measure BIO-2: Active Nest Buffer. The applicant shall designate active nests as 
“Ecologically Sensitive Areas” (ESA) and protect the nest (while occupied) during project activities 
with the establishment of a fence barrier surrounding the nest site. 

a) Buffer distances for bird nests should be site specific and an appropriate distance, as 
determined by the qualified biologist. The buffer distances should be specified to protect 
the bird’s normal behavior to prevent nesting failure or abandonment.  

b) The qualified biologist shall have authority to order the cessation of all nearby project 
activities if the nesting birds exhibit abnormal behavior which may cause reproductive 
failure (nest abandonment and loss of eggs and/or young) until an appropriate buffer is 
established.  

c) Typical protective buffers between each identified nest site and construction site are as 
follows: 1) 300 feet for hawks, owls and eagles; 2) 50 feet for passerines.  

d) The qualified biologist shall monitor the behavior of the birds (e.g., adults and young, when 
present) at the nest site to ensure that they are not disturbed by project activities.  

e) Nest monitoring shall continue during project work until the young have completely left the 
nest site; as determined by the qualified biologist. 

f) No habitat removal or modification shall occur within the ESA-fenced nest zone until the 
young have fully fledged and will no longer be adversely affected by the project. 

Cultural Resources 
Implementation of the following mitigation measures would ensure impacts are less than significant. 

 
Mitigation Measure CUL‐1: Conduct Archaeological Sensitivity Training for Construction 
Personnel. The Applicant shall retain a qualified professional archaeologist who meets U.S. 
Secretary of the Interior’s Professional Qualifications and Standards to conduct an archaeological 
sensitivity training for construction personnel prior to commencement of excavation activities. 
The training session shall be carried out by a cultural resource professional with expertise in 
archaeology, who meets the U.S. Secretary of the Interior’s Professional Qualifications and 
Standards. The Applicant and/or qualified professional archaeologist shall propose a date for 
scheduling the training at the pre-construction meeting with City staff.  The Applicant shall notify 
the City at least 48 hours before holding the training and keep a log of all attendees.  The training 
session shall include a handout and shall focus on how to identify archaeological resources that 
may be encountered during earthmoving activities and the procedures to be followed in such an 
event, the duties of archaeological monitors, and the general steps a qualified professional 
archaeologist would follow in conducting a salvage investigation, if one is necessary.  

 
Mitigation Measure CUL‐2: Cease Ground‐Disturbing Activities and Implement 
Treatment Plan if Archaeological Resources Are Encountered. In the event archaeological 
resources are unearthed during ground-disturbing activities, all ground-disturbing activities 
within 50 feet of the find shall be halted so that the find can be evaluated. Ground moving 
activities shall not be allowed to continue until a qualified archaeologist has examined the newly 
discovered artifact(s) and has evaluated the area of the find. All archaeological resources 
unearthed by project construction activities shall be evaluated by a qualified professional 
archaeologist, who meets the U.S. Secretary of the Interior’s Professional Qualifications and 
Standards. In the event that the newly discovered artifacts are determined to be prehistoric, 
Native American Tribes/Individuals shall be contacted and consulted, and Native American 
construction monitoring shall be initiated. 
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Because it is possible for a lead agency to determine that an artifact is considered significant to 
a local tribe (and thus be a significant resource under CEQA, even if it would not otherwise be 
considered significant under CEQA), all Native American artifacts (tribal finds) shall be 
considered as a significant Tribal Cultural Resource, pursuant to PRC 21074 until the lead agency 
has enough evidence to make a determination of significance. The City shall coordinate with the 
archaeologist to develop an appropriate treatment plan for the resources. The plan may include 
implementation of archaeological data recovery excavations to address treatment of the resource 
along with subsequent laboratory processing and analysis. If appropriate, the archaeologist may 
introduce archaeological monitoring on the site. An archaeological report will be written 
detailing all archaeological finds and submitted to the City and the Northwest Information 
Center. 

 
Energy 
No significant impacts have been identified; no mitigation is necessary.  
 
Geology and Soils 
Implementation of the following mitigation measure would ensure impacts are less than significant. 
 

Mitigation Measure GEO-1:  California Building Code. All construction activities shall meet the 
California Building Code regulations for seismic safety. Construction plans shall be subject to review 
and approval of the City prior to the issuance of a building permit. All work shall be subject to 
inspection by the City and must conform to all applicable code requirements and approved 
improvement plans prior to final inspection approval or the issuance of a certificate of occupancy. 
The Applicant shall be responsible for notifying construction contractors about California Building 
Code regulations for seismic safety. 

 
Mitigation Measure GEO-2:  Finalize the Stormwater Pollution Control Plan. The Applicant 
shall submit a Finalized Stormwater Pollution Control Plan prepared by a registered professional 
engineer or qualified stormwater pollution prevention plan developer as an integral part of the 
grading plan. The Plan shall be subject to review and approval of the City prior to the issuance of a 
grading permit. The Plan shall include all erosion control measures to be used during construction, 
including run-on control, sediment control, and pollution control measures for the entire site to 
prevent discharge of sediment and contaminants into the drainage system. The Plan shall include the 
following measures as applicable: 

 
a) Throughout the construction process, ground disturbance shall be minimized, and existing 

vegetation shall be retained to the extent possible to reduce soil erosion.  All construction 
and grading activities, including short-term needs (equipment staging areas, storage areas 
and field office locations) shall minimize the amount of land area disturbed. Whenever 
possible, existing disturbed areas shall be used for such purposes. 

b) All drainage ways, wetland areas and creek channels shall be protected from silt and 
sediment in storm runoff using appropriate BMPs such as silt fences, diversion berms and 
check dams.  Fill slopes shall be stabilized and covered when appropriate. All exposed 
surface areas shall be mulched and reseeded. All cut and fill slopes shall be protected with 
hay mulch and/or erosion control blankets, as appropriate. 

c) All erosion control measures shall be installed according to the approved plans prior to the 
onset of the rainy season but no later than October 15th. Erosion control measures shall 
remain in place until the end of the rainy season but may not be removed before April 15th. 
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The applicant shall be responsible for notifying construction contractors about erosion 
control requirement. 

d) Example design standards for erosion and sediment control include, but are not limited to, 
the following: avoiding disturbance in especially erodible areas; minimizing disturbance on 
slopes exceeding 30 percent; using berms, swales, ditches, vegetative filter strips, and catch 
basins to prevent the escape of sediment from the site; conducting development in 
increments; and planting bare soils to restore vegetative cover. 

e) The applicant will also develop an inspection program to evaluate if there is any significant 
on-site erosion as a result of the rainfall. If there were problem areas at the site, 
recommendations will be made to improve methods to manage on-site erosion.  

 
Mitigation Measure GEO-3: Conduct Paleontological Sensitivity Training for Construction 
Personnel. The Applicant shall retain a professional paleontologist, who meets the qualifications set 
forth by the Society of Vertebrate Paleontology and shall conduct a paleontological sensitivity 
training for construction personnel prior to commencement of excavation activities. The Applicant 
and/or qualified professional paleontologist shall propose a date for scheduling the training at the 
pre-construction meeting with City staff.  The Applicant shall notify the City at least 48 hours before 
holding the training and keep a log of all attendees.  The training will include a handout and will 
focus on how to identify paleontological resources that may be encountered during earthmoving 
activities and the procedures to be followed in such an event, the duties of paleontological monitors, 
notification and other procedures to follow upon discovery of resources, and the general steps a 
qualified professional paleontologist would follow in conducting a salvage investigation if one is 
necessary. 

 
Mitigation Measure GEO-4: Cease Ground-Disturbing Activities and Implement Treatment 
Plan if Paleontological Resources Are Encountered. If paleontological resources and or unique 
geological features are unearthed during ground-disturbing activities, ground-disturbing activities 
shall be halted or diverted away from the vicinity of the find so that the find can be evaluated. A 
buffer area of at least 50 feet shall be established around the find where construction activities shall 
not be allowed to continue until appropriate paleontological treatment plan has been approved by the 
Applicant and the City. Work shall be allowed to continue outside of the buffer area. The Applicant 
and City shall coordinate with a professional paleontologist, who meets the qualifications set forth 
by the Society of Vertebrate Paleontology, to develop an appropriate treatment plan for the resources. 
Treatment may include implementation of paleontological salvage excavations to remove the 
resource along with subsequent laboratory processing and analysis or preservation in place. At the 
paleontologist’s discretion and to reduce construction delay, the grading and excavation contractor 
shall assist in removing rock samples for initial processing.  

 
Greenhouse Gas Emissions 
No significant impacts have been identified; no mitigation is necessary.  
 
Hazards and Hazardous Materials 
Implementation of the following mitigation measure would ensure impacts are less than significant. 
 

Mitigation Measure HAZ-1: Asbestos Containing Materials.  Per recommendations in the Phase 
I Environmental Site Assessment (ESA) performed for the project site, prior to any redevelopment 
or demolition activities the Applicant shall: (1) survey the existing on-site structures for the presence 
of asbestos containing materials (to be conducted by an OSHA-certified inspector); and (2) if 
building elements containing any amount of asbestos are present, prepare a written Asbestos 
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Abatement Plan describing activities and procedures for removal, handling, and disposal of these 
building elements using EPA- and/or OSHA-approved procedures, work practices, and engineering 
controls.   
 
Mitigation Measure HAZ-2: Lead-based Paints.  The Applicant shall test the existing on-site 
structures for lead-based paint. If present, the lead-based paint shall be removed and disposed of 
following lead abatement performance standards included in the U.S. Department of Housing and 
Urban Development Guidelines for Evaluation and Control of Lead-Based Paint program, in 
compliance with Title 8 California Code of Regulations (including Section 1532.1).  

 
Hydrology and Water Quality 
No significant impacts have been identified; no mitigation is necessary.  
 
Land Use and Planning 
No significant impacts have been identified; no mitigation is necessary.  
 
Mineral Resources 
No significant impacts have been identified; no mitigation is necessary.  
 
Noise 
Implementation of the following mitigation measures would ensure impacts are less than significant. 

 

Mitigation Measure NOISE-1: Construction Noise Control Best Management Practices: The City 
shall require the Applicant to incorporate the following construction noise best management practices 
into all applicable project bid, design, and engineering documents:  

1) Construction work hours shall be limited to the hours of 7 AM to 7 PM.  
2) A sign on site shall identify the project by name and shall also provide a contact name and 

phone number for the job site and the project’s representative for addressing noise concerns. 

3) Heavy equipment engines shall be covered and exhaust pipes shall include a muffler in good 
working condition. 

4) Stationary equipment such as compressors, generators, and welder machines shall be located as 
far away from surrounding residential land uses as possible. The project shall connect to 
existing electrical service at the site to avoid the use of stationary, diesel- or other alternatively-
fueled power generators, if feasible. 

5) Impact tools such as jack hammers shall be hydraulically or electrically powered wherever 
possible to avoid noise associated with compressed air exhaust from pneumatically powered 
tools. When use of pneumatic tools is unavoidable, it shall be ensured the tool will not exceed a 
decibel limit of 85 dBA at a distance of 50 feet. Pneumatic tools shall also include a noise 
suppression device on the compressed air exhaust. 

6) No radios or other amplified sound devices shall be audible beyond the property line of the 
construction site.  

7) Prior to the start of any construction activity, the Applicant or its contractor shall prepare a 
Construction Noise Complaint Plan that identifies the name and/or title and contact information 
(including phone number and email) of the Contractor and District-representatives responsible 
for addressing construction-noise related issues and details how the District and its construction 
contractor will receive, respond, and resolve to construction noise complaints. At a minimum, 
upon receipt of a noise complaint, the Applicant and/or Contractor representative identified in 
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the Plan shall identify the noise source generating the complaint, determine the cause of the 
complaint, and take steps to resolve the complaint. 

 
Mitigation Measure NOISE-2: Reduce Residential Interior Noise Exposure. Prior to the 
issuance of a building permit for the proposed project, the City shall review and approve an 
acoustical analysis, prepared by or on behalf of the Applicant, that confirms actual noise levels for 
the project will not exceed: 

1. 70 CNEL along northern portion of the site where building facades would be located, per the 
land use compatibility standards contained in the City’s General Plan;  

2. 45 CNEL in habitable rooms; and 
3. 50 dBA Leq (1-hour) in other occupied rooms.  

Potential noise insulation site and building design features capable of achieving this requirement 
may include, but are not limited to: sound barriers; enhanced exterior wall construction/noise 
insulation design; use of enhanced window, door, and roof assemblies with above average sound 
transmission class (STC) or outdoor/indoor transmission call (OITC) values; or use of mechanical, 
forced air ventilation systems to permit a windows closed condition in residential units. 
 

Population and Housing 
No significant impacts have been identified; no mitigation is necessary.  
 
Public Services 
No significant impacts have been identified; no mitigation is necessary.  
 
Recreation 
No significant impacts have been identified; no mitigation is necessary.  
 
Transportation 
Implementation of the following mitigation measure would ensure impacts are less than significant. 

 
Mitigation Measure TRANS-1: Construction Period Transportation Impacts. The Applicant 
shall submit a Construction Period Traffic Control Plan to the City for review and approval. The plan 
shall include traffic safety guidelines compatible with Section 12 of the Caltrans Standard 
Specifications (“Construction Area Traffic Control Devices”) to be followed during construction. 
The plan shall also specify provision of adequate signing and other precautions for public safety to 
be provided during project construction. In particular, the plan shall include a discussion of bicycle 
and pedestrian safety needs due to project construction and later, project operation. In addition, the 
plan shall address emergency vehicle access during construction. The applicant or their general 
contractor for the project shall notify the Public Works & Utilities Department and local emergency 
services (i.e., the Police and Fire Departments) prior to construction to inform them of the proposed 
construction schedule and that traffic delays may occur. Prior to approval of a grading permit, the 
City shall review and approve the project Construction Period Traffic Control Plan. During 
construction, the City shall periodically verify that traffic control plan provisions are being 
implemented. 
 

Tribal Cultural Resources 
Implementation of the following mitigation measures would ensure impacts are less than significant. 
 
Application of Mitigation Measures CUL-1 and CUL-2 would result in less than significant impacts 
with respect to tribal cultural resources.  
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Utilities and Service Systems 
No significant impacts have been identified; no mitigation is necessary.  
 
Wildfire 
No significant impacts have been identified; no mitigation is necessary.  
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3. Environmental Factors Potentially Affected 
 
The environmental factors checked below would be potentially affected by this project, involving at 
least one impact that is a “Potentially Significant Impact” as indicated by the checklist on the 
following pages. 
  Aesthetics       Greenhouse Gas Emissions    Public Services  Agriculture and Forestry   Hazards & Hazardous Material     Recreation  Air Quality      Hydrology/Water Quality   Transportation/Traffic  Biological Resources    Land Use/Planning     Tribal Cultural Resources  Cultural Resources    Mineral Resources          Utilities/Service Systems 

  Energy Resources      Noise                   Wildfire 
  Geology and Soils        Population/Housing          Man. Findings of Sig. 
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4. Determination 
 
On the basis of this initial evaluation: 
 
 I find that the proposed project COULD NOT have a significant effect on the environment, and a 

NEGATIVE DECLARATION will be prepared.   
  
 I find that although the proposed project could have a significant effect on the environment, there will 

not be a significant effect in this case because revisions in the project have been made by or agreed to 
by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

 

  
 I find that the proposed project MAY have a significant effect on the environment, and an 

ENVIRONMENTAL IMPACT REPORT is required.  
  
 I find that the proposed project MAY have a “potentially significant impact” or “potentially significant 

unless mitigated” impact on the environment, but at least one effect (1) has been adequately analyzed 
in an earlier document pursuant to applicable legal standards, and (2) has been addressed by mitigation 
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL 
IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed. 

 

  
 
 
  
                                        

Signature  Date 

Justin Meek, AICP, Principal Planner   
Printed Name  Date 

 

Attachment 5
page 26 of 123

Page 186 of 392



 

547 Airport Blvd Project IS/MND | 27 

5. Evaluation of Environmental Impacts 
 
(1) A brief explanation is required for all answers except "No Impact" answers that are adequately 

supported by the information sources a lead agency cites following each question. A "No Impact" 
answer is adequately supported if the referenced information sources show that the impact simply 
does not apply to projects like the one involved (e.g., the project falls outside a fault rupture zone). 
A "No Impact" answer should be explained where it is based on project-specific factors as well as 
general standards (e.g., the project will not expose sensitive receptors to pollutants, based on a 
project-specific screening analysis). 

 
(2) All answers must take account of the whole action involved, including off-site as well as on-site, 

cumulative as well as project-level, indirect as well as direct, and construction as well as operational 
impacts. 

 
(3) Once the lead agency has determined that a particular physical impact may occur, then the checklist 

answers must indicate whether the impact is potentially significant, less than significant with 
mitigation incorporated, or less than significant. "Potentially Significant Impact" is appropriate if 
there is substantial evidence that an effect may be significant. If there are one or more "Potentially 
Significant Impact" entries when the determination is made, an EIR is required. 

 
(4) "Less than Significant with Mitigation Incorporated" applies where the incorporation of mitigation 

measures has reduced an effect from "Potentially Significant Impact" to a "Less than Significant 
Impact." The lead agency must describe the mitigation measures, and briefly explain how they 
reduce the effect to a less than significant level (mitigation measures from "Earlier Analysis," as 
explained in [5] below, may be cross-referenced). 

  
 It is noted that many potential environmental impacts can be avoided or reduced through 

implementation of uniformly applied development policies, standards, or regulations – such as 
building and fire codes, design guidelines, a noise ordinance, a historic resource ordinance, a tree 
preservation ordinance, and other requirements that the lead agency applies uniformly toward all 
project proposals. Consistent with CEQA streamlining provisions (e.g., section 15183), these 
uniformly applied requirements are not distinguished as project-specific “mitigation measures,” 
primarily because they have already been adopted to avoid or reduce potential environmental 
impacts of all future project proposals, not only the particular project being evaluated at the moment. 

  
(5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, 

an effect has been adequately analyzed in an earlier EIR or negative declaration. (CEQA Guidelines 
section 15063[b][1][c]). In this case, a brief discussion should identify the following: 

 
(a) Earlier Analysis Used. Identify and state where they are available for review. 
 
(b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the 

scope of and adequately analyzed in an earlier document pursuant to applicable legal standards, 
and state whether such effects were addressed by mitigation measures based on the earlier 
analysis. 
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(c) Mitigation Measures. For effects that are "Less than Significant with Mitigation Incorporated," 
describe the mitigation measures that were incorporated or refined from the earlier document and 
the extent to which they address site-specific conditions for the project. 

 
(6) Lead agencies are encouraged to incorporate into the checklist references to information sources for 

potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or 
outside document should, where appropriate, include a reference to the page or pages where the 
statement is substantiated. 

 
(7) Supporting Information Sources: A source list should be attached, and other sources used or 

individuals contacted should be cited in the discussion. 
 
(8) This is only a suggested form, and lead agencies are free to use different formats; however, lead 

agencies should normally address the questions from this checklist that are relevant to a project's 
environmental effects in whatever format is selected. 

 
(9) The explanation of each issue should identify: 
 

(a) The significance criteria or threshold, if any, used to evaluate each question; and 
 
(b) The mitigation measure identified, if any, to reduce the impact to less than significant. 
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6. Issues 
 
6.1 Aesthetics 

 
Conclusion: Regarding aesthetics, the proposed project would not result in any significant 
environmental impacts.  
 
Documentation:  
a. Less than Significant Impact.  The project would not have a substantial adverse effect on a scenic 

vista, as the site is located within an industrial area, bordered on the west and south by industrial 
properties (zoned IP: Industrial Park) and the Colonial Manor Mobile Home Park on the east side 
(zoned RM-3: Multiple Residential-High Density).  Across Airport Boulevard from the project site 
is the Watsonville Municipal Airport (zoned PF: Public Facilities). A component of the project 
includes a General Plan Map Amendment to RM from IP. The project vicinity does not afford 
expansive scenic views and has no aesthetic features, such as prominent ridges or scenic vistas. The 
proposed project would create 21 townhomes including three affordable units on a former rebar 
processing facility. The proposed townhomes are two stories grouped in four buildings with a total 
footprint of approximately 18,927 square feet. The buildings proposed are contemporary in design. 
Since there are no officially designated scenic views in the City of Watsonville, the project would 
not have a substantial adverse effect on a scenic vista, and impacts resulting from the project would 
be less than significant.  

 
b. No Impact. State Scenic Highways are designed by the California Department of Transportation 

(Caltrans) to promote the protection and enhancement of the natural scenic beauty of California’s 
highways and adjacent corridors. Three designated or eligible for designation State Scenic Highways 
are within City limits, the closest of which is State Route (SR) 152, which is officially designated as 

 Summary of Impacts 

 
Potentially 
Significant 

Impact 

Less than Significant 
With Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Except as provided in Public Resources Code Section 21099, 
Would the project: 

    

a) Have a substantial adverse effect on a scenic vista?     

b) Substantially damage scenic resources, including, but not 
limited to, trees, rock outcroppings, and historic buildings 
within a state scenic highway? 

    

c) In nonurbanized areas, substantially degrade the existing 
visual character or quality of public views of the site and 
its surroundings? (Public views are those that are 
experienced from publicly accessible vantage point). If 
the project is in an urbanized area, would the project 
conflict with applicable zoning and other regulations 
governing scenic quality?  

    

d) Create a new source of substantial light or glare which 
would adversely affect day or nighttime views in the 
area? ("Glare" is defined in this EIR as the reflection of 
harsh bright light sufficient to cause physical discomfort 
or loss in visual performance and visibility.) 

    
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a scenic highway from the Merced-Santa Clara county line, and is eligible for designation where it 
intersects with California State Highway 1 over 3,000 feet south/southeast of the project site. The 
project is not visible from any of these State Scenic Highways.  
 
As discussed on page 70 of the General Plan in Chapter 5 (Urban Design and Scenic Resources), 
Airport Boulevard is a designated scenic street.  Airport Boulevard provides views to the north and 
west of open space areas, as well as offers a route from urban commercial areas to rural agricultural 
areas. The General Plan states that new development along Airport Boulevard would contribute to 
the scenic qualities of the corridor with attractive building design and landscaping. In renderings 
provided by the applicant, the buildings would look contemporary and have vegetation screening.  
 
The project site is located on a partly developed industrial site in an urbanized area and contains no 
scenic resources such as significant trees or unique rock outcroppings. The proposed project would 
not substantially degrade scenic resources because the project is not visible from a designated state 
scenic highway or an identified a scenic resource near the project site. As such, there would be no 
impact. 

 
c. Less than Significant Impact. The project is located in an urbanized area, and public vantage points 

are accessed along Airport Blvd. which offers limited views to the north and east of the Santa Cruz 
Mountains. Project buildout would not interfere with these views. The parcel would be redeveloped 
into two-story townhomes with a maximum building height of 25'-8". A component of the project 
includes a General Plan Map Amendment to RM from IP. Assuming the amendment is approved, 
the project would slightly change the character of the neighborhood which is a mostly industrial area. 
The surrounding area is zoned RM-3: Multiple Residential-High Density, IP: Industrial Park, and 
PF: Public Facilities. The proposed project would contribute to more residences in the area and would 
be processed for Design Review with the City of Watsonville. The project includes both landscaping 
features as well as open space and recreational facilities. The applicant provided a landscaping plan 
that includes the planting of drought tolerant plants, trees and shrubs that would act as natural 
screening of the buildings, in addition to privacy fencing.  
 
The Watsonville General Plan has Goals which guide development.   

 Goal 5.2 Community Appearance: Blend new development with recognized values of 
community appearance and scenic qualities, and ensure that new development enhances, 
rather than detracts from, its surroundings.  

 Goal 5.6 Urban Design: Achieve high standards of street, site and building design that are 
both efficient, and aesthetically pleasing. 

 Policy 5.A Project Design Review: The preservation of visual resources shall be 
accomplished through the design review process. 

 Policy 5.B Design Consistency: The City shall review new development proposals to 
encourage high standards of urban design and to ensure that elements of architectural design 
and site orientation do not degrade or conflict with the appearance of existing structures.  

 
The project is located in an urbanized area, has a robust landscaping plan, and is consistent with the 
General Plan Goals and Policies, Design Guidelines regarding landscaping and design. The project 
would not substantially degrade the existing visual character or quality of the site and its 
surroundings. The impact would be less than significant.   
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d. Less than Significant Impact. Excessive or inappropriately directed lighting can adversely impact 
night-time views by reducing the ability to see the night sky and stars. Glare can be caused from 
unshielded or misdirected lighting sources, or by reflective surfaces (i.e., polished metal, window 
treatments). The proposed lighting is adequate to illuminate the project area and is consistent with 
typical lighting for an urban residential setting. The parking lot lighting is sufficient for creating a 
fairly even distribution of light at low to moderate levels of intensity. The photometric analysis 
indicates the outdoor fixtures would create low and moderate light levels in and adjacent to the 
project location and should not create a glare nuisance. The project would not create a glare nuisance 
for the adjoining residential properties.  
 
Although the project would increase the overall light in the project vicinity it would not create readily 
detectable glare along the adjacent roads or surrounding residential uses. In addition, the project 
would be required to comply with the General Plan Urban Design and Scenic Resources element 
Goal 5.2 “Community Appearance.” Therefore, the project would not create a new source of 
substantial light or glare which would adversely affect day or nighttime views in the area. The impact 
would be less than significant.  

 
References:   
Caltrans. Map Viewer website, “California Scenic Highways,” Available at: 
https://www.arcgis.com/home/webmap/viewer.html?layers=f0259b1ad0fe4093a5604c9b838a486a 
(accessed March 3, 2020). 
 
City of Watsonville, 2005. General Plan, Urban Design and Scenic Resources Chapter 5. Available at: 
https://www.cityofwatsonville.org/160/2005-General-Plan (accessed March 3, 2020). 
 
Lattanzio, Inc., January 11, 2017. Elevations (Building #1) (sheet A-5). 
 
Lattanzio, Inc., January 03, 2018. Site Lighting Plan (sheet A1.a). 
 
Michael Arnone Landscape Architect, October 9, 2017. Preliminary Landscape Plan (sheet L-1.0). 
 
 
  

Attachment 5
page 31 of 123

Page 191 of 392



 

32 | City of Watsonville  

6.2 Agriculture and Forest Resources 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

In determining whether impacts to agricultural resources are significant environmental effects, lead 
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model 
(1997) prepared by the California Dept. of Conservation as an optional model to use in assess in 
impacts on agriculture and farmland. In determining whether impacts to forest resources, including 
timberland, are significant environmental effects, lead agencies may refer to information compiled 
by the California Department of Forestry and Fire Protection regarding the state’s inventory of 
forest land, including the Forest and Range Assessment Project and the Forest Legacy Assessment 
project; and forest carbon measurement methodology provided in Forest protocols adopted by the 
California Air Resources Board. Would the project: 
a) Convert Prime Farmland, Unique Farmland, or Farmland 

of Statewide Importance (Farmland), as shown on the 
maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, 
to non-agricultural use? 

    

b) Conflict with existing zoning for agricultural use, or a 
Williamson Act contract? 

    

c) Conflict with existing zoning for, or cause rezoning of, 
forest land (as defined in Public Resources Code section 
12220(g)), timberland (as defined by Public Resources 
Code section 4526), or timberland zoned Timberland 
Production (as defined by Government Code section 
51140 (g))?  

    

d) Result in the loss of forest land or conversion of forest 
land to non-forest use?  

    

e) Involve other changes in the existing environment which, 
due to their location or nature, could result in conversion 
of Farmland, to non-agricultural use or conversion of 
forest land to non-forest use? 

    

 
Conclusion: Regarding agricultural and forest resources, the proposed project would not result in any 
significant environmental impacts.  
 
Documentation:  
a. No Impact. The project site and vicinity are located within an established, developed urban area that 

does not allow agriculture or forest uses per the City’s General Plan. The map of Important Farmland 
in California (2016) prepared by the Department of Conservation does not identify the project site 
as being Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. The site is 
classified as “Urban and Built-Up-Land” which is described as “occupied by structures with a 
building density of at least 1 unit to 1.5 acres, or approximately 6 structures to a 10-acre parcel.” 
Because the project site is classified as Urban and Built-Up-Land, the project would not result in the 
conversion of Prime Farmland, Unique Farmland, or Farmland of Statewide Importance to a 
nonagricultural use.  As such, there would be no impact.  
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b. No Impact. No land within the City limits is zoned for agricultural use.  The project site is zoned 

for industrial usage, with the proposal to change to RM-3, intended for multi-family residential 
development. Lands within the project are not under Williamson Act contracts nor would the project 
impact any lands under Williamson Act contracts. The proposed project would not impact existing 
zoning for agricultural use, or a Williamson Act contract and no impact would occur.   

 
c. No Impact. The project site and vicinity are located within an urban area and there is no forest land 

or timberland located on or near the project site. The project site is surrounded by residential, 
industrial and public facilities zoned land. There would be no impact.  

 
d. No Impact. The project site does not contain any forest land onsite or nearby. The proposed project 

would not result in the loss of forest land or conversion of forest land to non-forest uses. Project 
development would not impact forest land and there would be no impact.  

 
e. No Impact. Refer to Sections 6.2.a and 6.2.c. The project site is a currently partly developed site 

within an urbanized, industrial environment. None of the surrounding sites contain existing forest or 
agricultural uses. Development of the project would not change the existing environment in a manner 
that will result in the conversion of forest land to a non-forest land use or agricultural land to a non-
agricultural use because the existing zoning is residential. Therefore, no impact would occur.   

 
References:   
California Department of Conservation, California Important Farmland Finder 2016. Available at: 
https://maps.conservation.ca.gov/DLRP/CIFF/ (accessed March 04, 2020). 
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6.3 Air Quality 
 

 Summary of Impacts 

 
Potentially 
Significant 

Impact 

Less than Significant 
With Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Where available, the significance criteria established by the 
applicable air quality management district or air pollution 
control district may be relied upon to make the following 
determinations. Would the project: 

    

a) Conflict with or obstruct implementation of the applicable 
air quality plan? 

    

b) Result in a cumulatively considerable net increase of any 
criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air 
quality standard? 

    
 

c) Expose sensitive receptors to substantial pollutant 
concentrations? 

    

d) Result in other emissions (such as those leading to odors) 
adversely affecting a substantial number of people?  

    

 
Conclusion: Regarding air quality, the proposed project would not result in any significant 
environmental impacts. 
 
Documentation:  
a. No Impact. In May 2017, the Monterey Bay Air Resources District (MBARD) adopted the 2012-

2015 Air Quality Management Plan (AQMP), which assesses and updates the elements of the 2008 
AQMP and the Triennial Plan Revision 2009-2011, including the air quality trends analysis, 
emission inventory, and mobile source programs (MBARD, 2017; MBARD, 2013).  

 
The MBARD’s CEQA Air Quality Guidelines provides a list of actions that are intended to ensure 
consistency with the AQMP (MBARD, 2008). The most applicable actions from the CEQA Air 
Quality Guidelines is assessing the proposed growth assumptions associated with a proposed project 
with the population and dwelling unit forecasts adopted by the Association of Monterey Bay Area 
Governments (AMBAG), since the AMBAG population and dwelling unit forecasts are used to 
generate emission forecasts upon which the AQMP is based. As such, projects that are consistent 
with the AMBAG’s regional forecasts would be considered consistent with the AQMP. Another 
criterion for evaluating project consistency with the AQMP, is based on the project’s potential to 
increase criteria air pollutant emissions. Projects that result in a significant increase in emissions, 
defined as in excess of MBARD significance thresholds, would also be considered to potentially 
conflict with or obstruct implementation of the AQMP. 

 
The project is anticipated to house 78 residents, which is within the growth forecasts developed by 
the AMBAG’s 2010 Monterey Bay Area Metropolitan Transportation Plan (MTP), Monterey Bay 
Area Mobility 2035 (AMBAG, 2010).2  As such, the project would not conflict with the AQMP with 

 
2 Although there is a new MTP for the region, the 2040 Metropolitan Transportation Plan/Sustainable Communities Strategy, 
the AQMP’s air quality projections are based on the growth assumptions in the previous MTP. Therefore, consistency with 
regard to the AQMP is based on the previous iteration of the MTP. 
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regard to the first criterion. In addition, as described under response Section 6.3(b), the proposed 
project would not exceed the MBARD’s construction or operational significance thresholds for 
criteria air pollutant emissions. Therefore, the project would not conflict with nor obstruct 
implementation of the AQMP. No impact would occur. 
 

b. Less than Significant Impact. The project is located within the North Central Coast Air Basin 
(NCCAB), which encompasses Santa Cruz, San Benito, and Monterey Counties. Efforts to attain 
state and federal air quality standards in the NCCAB are governed by the MBARD. Both the State 
of California and the federal government have established health-based ambient air quality standards 
(AAQS) for seven air pollutants (known as criteria pollutants). These pollutants include ozone (O3), 
carbon monoxide (CO), nitrogen dioxide (NO2), sulfur dioxide (SO2), inhalable particulate matter 
with a diameter of 10 microns or less (PM10), fine particulate matter with a diameter of 2.5 microns 
or less (PM2.5), and lead (Pb). The state has also established AAQS for additional pollutants. The 
AAQS are designed to protect the health and welfare of the populace within a reasonable margin of 
safety. Where the state and federal standards differ, California AAQS are more stringent than the 
national AAQS. 

 
The United States Environmental Protection Agency (U.S. EPA), California Air Resources Board 
(CARB), and MBARD assess the air quality of an area by measuring and monitoring the amount of 
pollutants in the ambient air and comparing pollutant levels against NAAQS and CAAQS. Based on 
these comparisons, regions are classified into one of the following categories: 

 
 Attainment. A region is “in attainment” if monitoring shows ambient concentrations of a 

specific pollutant are less than or equal to NAAQS or CAAQS. In addition, an area that has 
been re-designated from nonattainment to attainment is classified as a “maintenance area” 
for 10 years to ensure that the air quality improvements are sustained. 
 

 Nonattainment. If the NAAQS or CAAQS are exceeded for a pollutant, the region is 
designated as nonattainment for that pollutant. It is important to note that some NAAQS and 
CAAQS require multiple exceedances of the standard in order for a region to be classified as 
nonattainment. Federal and state laws require nonattainment areas to develop strategies, 
plans, and control measures to reduce pollutant concentrations to levels that meet, or attain, 
standards. 
 

 Unclassified. An area is unclassified if the ambient air monitoring data are incomplete and 
do not support a designation of attainment or nonattainment. Air pollution levels are 
measured at monitoring stations located throughout the air basin.  

 
Table 1, North Central Coast Air Basin Attainment Status, summarizes the attainment status in the 
NCCAB for criteria pollutants. 
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Table 1. North Central Coast Air Basin Attainment Status 
Pollutant Federal State 
Ozone (O3) Nonattainment/Transitional  Unclassified/Attainment 
PM10 Nonattainment Unclassified 
PM2.5 Attainment Unclassified/Attainment 
Carbon Monoxide (CO) Attainment Unclassified/Attainment 
Nitrogen Dioxide (NO2) Attainment Unclassified/Attainment 
Sulfur Dioxide (SO2) Attainment Unclassified 
Sulfates Attainment -- 
Lead Attainment Unclassified/Attainment 
Hydrogen Sulfide Unclassified -- 
Visibility Reducing Particles Unclassified -- 
Source: CARB, 2017 

 
The proposed project would generate both short-term construction emissions and long-term operational 
emissions. The project’s potential emissions were estimated using the California Emissions Estimator 
Model (CalEEMod), Version 2016.3.2. As described in more detail below, the proposed project would 
not generate short-term or long-term emissions that exceed MBARD-recommended criteria air pollutant 
thresholds. 
 
Construction Emissions: The proposed project involves the construction of 21 new residential 
townhomes over an approximately 12-month period. Construction activities would disturb the entire site 
(approximately 1.57 acres,) and would include demolition of the existing single-family house, site 
preparation, grading, construction, paving, and architectural coating work. Soil and earthwork quantities 
are anticipated to be balanced on site during grading. 
 
The proposed project’s potential construction emissions were estimated using CalEEMod, based on 
default assumptions, and are shown in Table 2, Construction Activity, Duration, and Typical Equipment. 
 

Table 2. Construction Activity, Duration, and Typical Equipment 
Construction Activity Duration (days)(A) Typical Equipment Used(B) 

Demolition 20 Concrete/Industrial Saw, Dozer, Backhoe 
Site Preparation 2 Grader, Tractor/Loader/Backhoe 
Grading 4 Grader, Dozer, Backhoe 

Building Construction 200 
Crane, Forklift, Generator, Backhoe, 
Welder 

Paving 10 Cement Mixer, Paver, Roller, Backhoe 
Architectural Coating 10 Air Compressor 
Source: MIG, 2020 (See Appendix A). 
(A) Days refer to total active work days in the construction phase, not calendar days.  
(B) The typical equipment list does not reflect all equipment that would be used during the construction phase. Not all equipment would 

operate eight hours per day each work day. 

 
The proposed project’s maximum daily unmitigated construction emissions are shown in Table 3, 
Unmitigated Maximum Daily Criteria Air Pollutant Construction Emissions (lbs/day). Please refer to 
Appendix A for CalEEMod output files and detailed construction emissions assumptions.  
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Table 3. Unmitigated Maximum Daily Criteria Air Pollutant Construction Emissions (lbs/day) 
Source ROG NOX CO SO2 PM10 PM2.5 

Summer 

2020(A) 55.4 21.2 15.2 <0.0(B) 6.7 3.7 
Winter 

2020(A) 55.4 21.2 15.2 <0.0(B) 6.7 3.7 
Threshold -- -- -- -- 82 -- 

Substantial? -- -- -- -- No -- 
Source: MIG, 2019 (See Appendix A). 
(A) As a conservative approach, all construction emissions were assumed to occur in 2020. In actuality, construction 

emissions may occur in 2021, too. Construction equipment in anticipated to become cleaner over time as older, 
dirtier, construction equipment is phased out and replaced with newer, cleaner burning pieces of equipment. 

(B) <0.0 does not mean emissions are zero; rather, it means emissions are greater than 0.00, but less than 0.1. 

 
The proposed project would not result in construction emissions that exceed the MBARD’s only 
established construction criteria air pollutant emission threshold of 82 lbs/day for PM10. As stated in the 
MBARD’s CEQA Air Quality Guidelines, “construction projects using typical construction equipment 
such as dump trucks, scrapers, bulldozers, compactors, and front-end loaders that temporarily emit 
precursors of ozone (i.e., volatile organic compounds [VOC] or oxides of nitrogen [NOx], are 
accommodated in the emission inventories of State- and federally-required air plans and would not have 
a significant impact on the attainment and maintenance of ozone AAQS” (MBARD, 2008; pg. 5-3). The 
project would utilize usual construction equipment, and therefore emissions of VOC/ROG and NOx 
would not hinder attainment of ozone standards in the NCCAB. In addition, compliance with existing 
MBARD rules and regulations, such as Rule 426 (Architectural Coatings) and Rule 425 (Use of Cutback 
Asphalt) would further minimize potential short-term criteria air pollutant emissions. 
 
Although the proposed project would not exceed the MBARD’s only established construction criteria 
air pollutant emission threshold, construction activities still have the potential to conflict with MBARD 
Rule 402 (Nuisances). Accordingly, the City would implement the following air quality Best 
Management Practices (BMPs) to reduce fugitive dust emissions and potential nearby sensitive receptor 
exposure to exhaust emissions. 
 

Construction Air Quality Best Management Practices: The City shall require the Applicant to 
incorporate the following construction air quality best management practices into all applicable project 
bid, design, and engineering documents:  

1) All exposed surfaces (e.g., parking areas, staging area, soil piles, graded areas, and unpaved 
access roads) shall be watered at once per day, at a minimum. 

2)  All haul trucks transporting soil, sand, or other loose material off-site shall be covered. 
3) All vehicle speeds on unpaved roads shall be limited to 15 miles per hour. 
4) All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible. 

Building pads shall be laid as soon as possible after grading unless seeding or soil binders are 
used. 

5) Idling times shall be minimized either by shutting equipment off when not in use or reducing the 
maximum idling time to 5 minutes (as required by the California airborne toxics control measure 
Title 13, Section 2485 of California Code of Regulations [CCR]). Clear signage shall be provided 
for construction workers at all access points. 

6) All construction equipment shall be maintained and properly tuned in accordance with 
manufacturer’s specifications. All equipment shall be checked by a certified mechanic and 
determined to be running in proper condition prior to operation. 
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7) Stage construction equipment and materials as far away from residential land uses to the extent 
feasible. 

 
Operational Emissions: Upon completion of construction activities, the proposed project would operate 
as 21, new townhomes. The operation of this land use would generate emissions of regulated air 
pollutants from: 

 
 “Area” Sources. The proposed land use would generate emissions from small area sources, 

including landscaping equipment, and the use of consumer products (e.g., paints, cleaners, and 
fertilizers) that result in the evaporation of chemicals into the atmosphere during product use. 

 Energy Use and Consumption. The proposed land uses would generate emissions from the 
combustion of natural gas in water and space heating equipment. 

 Mobile Sources. The proposed project site would generate emissions from vehicles traveling to 
and from the project site. 
 

The proposed project’s operational emissions were estimated using CalEEMod. The operational 
emissions generated in CalEEMod are based on the project’s full first year of operation (presumed to be 
2021) using default data assumptions provided by CalEEMod, with the following project-specific 
modification: 

 
 The default weekday trip generation rate for the townhomes was replaced with the trip generation 

rates contained in the Transportation Memorandum prepared for the project by W-Trans. The 
weekend trip generation rates were left as model defaults. According to the Traffic 
Memorandum, the proposed project would generate an increase of approximately 3 AM peak 
hour, 5 PM peak hour, and 99 net, new, daily trips on average weekdays. As such, the mobile 
source emissions reflect the net change in trip generation between the existing and proposed land 
uses. 

 
The proposed project’s maximum daily unmitigated operational emissions are shown in Table 4, 
Unmitigated Maximum Daily Criteria Air Pollutant Operational Emissions (lbs/day). 
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Table 4. Unmitigated Maximum Daily Criteria Air Pollutant Operational Emissions (lbs/day) 
Source ROG NOX CO SO2 PM10 PM2.5 

Summer 
Area Sources 0.8 <0.0(A) 1.7 <0.0(A) <0.0(A) <0.0(A) 

Energy Demand <0.0(A) 0.1 <0.0(A) <0.0(A) <0.0(A) <0.0(A) 
Mobile Sources 0.3 1.0 3.5 <0.0(A) 0.8 0.2 
Summer Total(B) 1.1 1.1 5.3 <0.0(A) 0.8 0.2 

Winter 
Area Sources 0.8 <0.0(A) 1.7 <0.0(A) <0.0(A) <0.0(A) 

Energy Demand <0.0(A) 0.1 <0.0(A) <0.0(A) <0.0(A) <0.0(A) 
Mobile Sources 1.0 5.6 12.6 <0.0(A) 2.9 0.8 

Winter Total 0.3 1.1 3.7 <0.0(A) 0.8 0.2 
MBARD Daily Threshold 137 137 500 150 82 -- 

Potentially Significant? No No -- No No -- 
Source: MIG, 2019 (See Appendix A). 
(A) <0.0 does not mean emissions are zero; rather, it means emissions are greater than 0.00, but less than 0.1. 
(B) Totals may not equal the sum of aggregate emissions due to rounding. 

 
The proposed maximum daily unmitigated operational emissions would be below the MBARD’s 
operational criteria air pollutant emissions thresholds. Therefore, operation of the proposed project 
would not generate operational-related emissions that exceed MBARD thresholds, and impacts 
would be less than significant. 

 
c. Less than Significant Impact. Some populations are more susceptible to the effects of air pollution 

than the population at large; these populations are defined as sensitive air quality receptors. Sensitive 
receptors include children, the elderly, the sick, and the athletic. Land uses associated with sensitive 
receptors include residences, schools, playgrounds, childcare centers, athletic facilities, long-term 
health care facilities, rehabilitation centers, convalescent centers, and retirement homes. The 
sensitive air quality receptors adjacent or in close proximity to the perimeter of the project include:  

 
 The Colonial Manor Mobile Home Park, immediately east of the project site; and 
 Single-family homes along Jeanette Way, San Tomas Way, and San Tomas Court, south / 

south-east of the project site. The closest of these receptors are approximately 185 feet from 
the project site. 

 
In addition to criteria air pollutants such as NOx (an ozone precursor), CO, PM10, and PM2.5, the U.S. 
EPA and CARB have classified certain pollutants as hazardous air pollutants (HAPs) and toxic air 
contaminants (TACs), respectively. These pollutants can cause severe health effects at very low 
concentrations, and many are suspected or confirmed carcinogens. The U.S. EPA has identified 187 
HAPs, including such substances as arsenic and chlorine; CARB considers all U.S. EPA designated 
HAPS, as well as diesel particulate matter (DPM) emissions from diesel-fueled engines and other 
substances, to be a TAC. 

 
During project construction, the heavy-duty, diesel-powered, off-road construction equipment, as 
well as diesel-powered vendor and haul tucks, would emit DPM as part of their exhaust emissions; 
however, these emissions would not result in pollutant concentrations that could generate substantial 
adverse health risks to adjacent sensitive receptors for several reasons. 
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First, as shown in Table 3, the proposed project’s emissions would be below all MBARD construction 
emissions thresholds. Second, project construction emission activities would only occur 
intermittently, between the hours of 7 AM and 7 PM, Monday through Friday, and between the hours 
of 8 AM and 5 PM on Saturday, in accordance with a standard condition of project approval for all 
development projects. The intermittent nature of project construction activities would provide time 
for emitted pollutants to disperse on an hourly and daily basis according to the prevailing wind in the 
area. Finally, the project site is large, and the equipment used for project construction would be 
mobile – meaning that emission sources would move around the site and not expose the same receptor 
to pollutant concentrations continuously throughout the day, week, or construction-period as a whole. 
Furthermore, the proposed project would be required to comply with applicable MBARD rules and 
regulations, such as Rule 402 (Nuisances) and Rule 424 (National Emission Standards for Hazardous 
Air Pollutants (NESHAPS)), which covers the handling of potential existing asbestos-containing 
building materials that could be present at the project site. Furthermore, the proposed project would 
implement BMPs for air quality, which would help reduce fugitive dust emissions, and would require 
construction equipment be staged as far away from residential receptors, as possible, thus reducing 
the quantity of exhaust emitted in proximity to sensitive receptors. 

 
In summary, the proposed project would not expose sensitive receptors to substantial pollutant 
concentrations because the proposed project consists of short-term construction activities; emission 
sources would be temporary, intermittent, and move throughout the approximately 1.57-acre project 
site; and the project Applicant would comply with applicable MBARD rules and regulations. This 
impact would be less than significant. 

 
d. Less than Significant Impact. Construction of the project would generate typical odors associated 

with construction activities, such fuel and oil odors, asphalt paving odors and painting/coating odors. 
The odors generated by the project would be intermittent and localized in nature and would disperse 
quickly. Therefore, the project would not create objectionable odors affecting a substantial number 
of people. This impact would be less than significant.  

 
References:   
Association of Monterey Bay Area Governments (AMBAG), 2010. Monterey Bay Area Mobility 2035. 
Available at: https://ambag.org/pdf/MTP%202010%20-
%20Monterey%20Bay%20Area%20Mobility%202035.pdf (accessed October 4, 2019). 

 
California Air Resources Board (CARB), 2017. Area Designations Map/State and National. Available 
at: http://www.arb.ca.gov/desig/adm/adm.htm (accessed December 28, 2018). 

 
City of Watsonville, 2020. Watsonville Municipal Code. Available at: 
https://www.codepublishing.com/CA/Watsonville (accessed March 25, 2020). 
 
Monterey Bay Air Resources District (MBARD), 2008. CEQA Air Quality Guidelines. Available at: 
https://www.mbard.org/files/f665829d1/CEQA_full+%281%29.pdf (accessed October 4, 2019). 
 
MBARD, 2017. 2012-2015 Air Quality Management Plan. Available at: 
https://www.mbard.org/files/6632732f5/2012-2015-AQMP_FINAL.pdf (accessed October 4, 2019).  
 
 
 

Attachment 5
page 40 of 123

Page 200 of 392



 

547 Airport Blvd Project IS/MND | 41 

6.4 Biological Resources 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Have a substantial adverse effect, either directly or through 

habitat modifications, on any species identified as a 
candidate, sensitive, or special status species in local or 
regional plans, policies, or regulations, or by the California 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 

    

b) Have a substantial adverse effect on any riparian habitat or 
other sensitive natural community identified in local or 
regional plans, policies, regulations or by the California 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 

    

c) Have a substantial adverse effect on federally protected 
wetlands (including, but not limited to marsh, vernal pool, 
coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means? 

    

d) Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife corridors, 
or impede the use of native wildlife nursery sites?  

    

e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance? 

    

f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, 
or other approved local, regional, or state habitat 
conservation plan?  

    

 
Conclusion: The project would not result in any significant environmental impacts to biological 
resources. The project site is a mixture of ruderal, disturbed and developed habitat. Implementation of 
Mitigation Measures BIO-1 and BIO-2 would reduce potential impacts to less than significant levels.  
 
Regulatory Environment: The following describes the regulatory environment that supports the 
conclusions to the impact questions.  
 
Special-Status Species Regulatory Framework 
Federal Endangered Species Act (FESA): The FESA establishes a broad public and federal interest in 
identifying, protecting, and providing for the recovery of threatened or endangered species. The 
Secretary of the Interior and the Secretary of Commerce are designated in FESA as responsible for 
identifying endangered and threatened species and their critical habitat, carrying out programs for the 
conservation of these species, and rendering opinions regarding the impact of proposed federal actions 
on listed species. The USFWS and the National Oceanic and Atmospheric Administration’s National 
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Marine Fisheries Service (NOAA Fisheries) are charged with implementing and enforcing the FESA. 
USFWS has authority over terrestrial and continental aquatic species, and NOAA Fisheries has authority 
over species that spend all or part of their life cycle at sea, such as salmonids.  Section 9 of FESA 
prohibits the unlawful “take” of any listed fish or wildlife species. Take, as defined by FESA, means “to 
harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, or to attempt to engage in any 
such action.” USFWS’s regulations define harm to mean “an act which actually kills or injures wildlife.” 
Such an act “may include “significant habitat modification or degradation where it actually kills or 
injures wildlife by significantly impairing essential behavioral patterns, including breeding, feeding or 
sheltering” (50 CFR § 17.3). Take can be permitted under FESA pursuant to sections 7 and 10. Section 
7 provides a process for take permits for federal projects or projects subject to a federal permit, and 
Section 10 provides a process for incidental take permits for projects without a federal nexus. FESA 
does not extend the take prohibition to federally listed plants on private land, other than prohibiting the 
removal, damage, or destruction of such species in violation of state law.  
 
Critical Habitat: Critical habitat is a term defined in the ESA as a specific geographic area that contains 
features essential for the conservation of a threatened or endangered species and that may require special 
management and protection.  The ESA requires federal agencies to consult with the USFWS to conserve 
listed species on their lands and to ensure that any activities or projects they fund, authorize, or carry out 
will not jeopardize the survival of a threatened or endangered species.  In consultation for those species 
with critical habitat, federal agencies must also ensure that their activities or projects do not adversely 
modify critical habitat to the point that it will no longer aid in the species’ recovery.  In many cases, this 
level of protection is similar to that already provided to species by the ESA jeopardy standard.  However, 
areas that are currently unoccupied by the species but which are needed for the species’ recovery are 
protected by the prohibition against adverse modification of critical habitat. 
 
Migratory Bird Treaty Act of 1918 (MBTA): The Federal Migratory Bird Treaty Act (MBTA) (16 USC. 
703 et seq.), Title 50 Code of Federal Regulations (CFR) Part 10, prohibits taking, killing, possessing, 
transporting, and importing of migratory birds, parts of migratory birds, and their eggs and nests, except 
when specifically authorized by the Department of the Interior. As used in the act, the term “take” is 
defined as meaning, “to pursue, hunt, capture, collect, kill or attempt to pursue, hunt, shoot, capture, 
collect or kill, unless the context otherwise requires.” With a few exceptions, most birds are considered 
migratory under the MBTA. Disturbances that cause nest abandonment and/or loss of reproductive effort 
or loss of habitat upon which these birds depend would be in violation of the MBTA. 
 
California Endangered Species Act (CESA): Provisions of CESA protect state-listed threatened and 
endangered species. The California Department of Fish and Wildlife (CDFW) is charged with 
establishing a list of endangered and threatened species. CDFW regulates activities that may result in 
“take” of individuals (i.e., “hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture, 
or kill”). Habitat degradation or modification is not expressly included in the definition of “take” under 
the California Fish and Game Code, but CDFW has interpreted “take” to include the killing of a member 
of a species which is the proximate result of habitat modification. 
 
California Fully Protected Species and Species of Special Concern: The classification of California 
“fully protected” (CFP) was the CDFW’s initial effort to identify and provide additional protection to 
those animals that were rare or faced possible extinction. Lists were created for fish, amphibians and 
reptiles, birds, and mammals. Most of the species on these lists have subsequently been listed under 
CESA and/or FESA. The Fish and Game Code sections (fish at §5515, amphibians and reptiles at §5050, 
birds at §3503 and §3511, and mammals at §4150 and §4700) dealing with “fully protected” species 
state that these species “…may not be taken or possessed at any time and no provision of this code or 
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any other law shall be construed to authorize the issuance of permits or licenses to take any fully 
protected species,” although take may be authorized for necessary scientific research. This language 
makes the “fully protected” designation the strongest and most restrictive regarding the “take” of these 
species. In 2003, the code sections dealing with “fully protected” species were amended to allow the 
CDFW to authorize take resulting from recovery activities for state-listed species.  
 
California Species of Special Concern (CSC) are broadly defined as animals not listed under the FESA 
or CESA, but which are nonetheless of concern to the CDFW because they are declining at a rate that 
could result in listing or because they historically occurred in low numbers and known threats to their 
persistence currently exist. This designation is intended to result in special consideration for these 
animals by the CDFW, land managers, consulting biologist, and others, and is intended to focus attention 
on the species to help avert the need for listing under FESA and CESA and cumbersome recovery efforts 
that might ultimately be required. 
 
California Fish and Game Code Sections 3503 and 3513: Nesting birds, including raptors, are protected 
under California Fish and Game Code Section 3503, which reads, “It is unlawful to take, possess, or 
needlessly destroy the nest or eggs of any bird, except as otherwise provided by this code or any 
regulation made pursuant thereto.” In addition, under California Fish and Game Code Section 3503.5, 
“it is unlawful to take, possess, or destroy any birds in the orders Falconiformes or Strigiformes (birds-
of-prey) or to take, possess, or destroy the nest or eggs of any such bird except as otherwise provided by 
this code or any regulation adopted pursuant thereto”. Passerines and non-passerine land birds are further 
protected under California Fish and Game Code 3513. As such, CDFW typically recommends surveys 
for nesting birds that could potentially be directly (e.g., actual removal of trees/vegetation) or indirectly 
(e.g., noise disturbance) impacted by project-related activities. Disturbance during the breeding season 
could result in the incidental loss of fertile eggs or nestlings, or otherwise lead to nest abandonment. 
Disturbance that causes nest abandonment and/or loss of reproductive effort is considered “take” by 
CDFW. 
 
Non-Game Mammals: Sections 4150-4155 of the California Fish and Game Code protects non-game 
mammals, including bats. Section 4150 states “A mammal occurring naturally in California that is not a 
game mammal, fully protected mammal, or fur-bearing mammal is a nongame mammal. A non-game 
mammal may not be taken or possessed except as provided in this code or in accordance with regulations 
adopted by the commission”. The non-game mammals that may be taken or possessed are primarily 
those that cause crop or property damage. Bats are classified as a non-game mammal and are protected 
under California Fish and Game Code. 
 
Native Plant Protection Act: The Native Plant Protection Act (NPPA) was created in 1977 with the intent 
to preserve, protect, and enhance rare and endangered plants in California (California Fish and Game 
Code sections 1900 to 1913). The NPPA is administered by CDFW, which has the authority to designate 
native plants as endangered or rare and to protect them from “take.” CDFW maintains a list of plant 
species that have been officially classified as endangered, threatened or rare. These special-status plants 
have special protection under California law and projects that directly impact them may not qualify for 
a categorical exemption under CEQA guidelines. 
 
Habitat-Level Regulatory Framework 
Removal of Trees and Other Vegetation: Construction grading and drainage shall not remove or disturb 
trees and other vegetation except in compliance with the City's best management practices for 
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construction grading and drainage and the approved plans and specifications. Construction grading and 
drainage shall be conducted in compliance with the following requirements. 
 

a) The limits of work-related ground disturbance shall be clearly identified and delineated on the 
approved plans and specifications and defined and marked on the site to prevent damage to 
surrounding trees and other vegetation. 

b) Trees and other vegetation within the limits of work-related ground disturbance that are to be 
retained shall be identified and protected from damage by marking, fencing, or other measures.  

 
Sensitive Natural Vegetation Community Regulatory Framework 
California Fish and Game Code Section 1600-1603: Streams, lakes, and riparian vegetation, as habitat 
for fish and other wildlife species, are subject to jurisdiction by the CDFW under Sections 1600-1616 
of the California Fish and Game Code.  Any activity that will do one or more of the following: (1) 
substantially obstruct or divert the natural flow of a river, stream, or lake; (2) substantially change or use 
any material from the bed, channel, or bank of a river, stream, or lake; or (3) deposit or dispose of debris, 
waste, or other material containing crumbled, flaked, or ground pavement where it can pass into a river, 
stream, or lake generally require a 1602 Lake and Streambed Alteration Agreement.  The term “stream”, 
which includes creeks and rivers, is defined in the California Code of Regulations (“CCR”) as follows: 
“a body of water that flows at least periodically or intermittently through a bed or channel having banks 
and supports fish or other aquatic life”.  This includes watercourses having a surface or subsurface flow 
that supports or has supported riparian vegetation” (14 CCR 1.72).  In addition, the term stream can 
include ephemeral streams, dry washes, watercourses with subsurface flows, canals, aqueducts, 
irrigation ditches, and other means of water conveyance if they support aquatic life, riparian vegetation, 
or stream-dependent terrestrial wildlife (CDFW 1994).  Riparian vegetation is defined as, “vegetation 
which occurs in and/or adjacent to a stream and is dependent on, and occurs because of, the stream itself” 
(CDFW 1994).  In addition to impacts to jurisdictional streambeds, removal of riparian vegetation also 
requires a Section 1602 Lake and Streambed Alteration Agreement from the CDFW. 
 
Sensitive Natural Communities: Sensitive natural communities are vegetation communities and habitats 
that are either unique in constituent components, of relatively limited distribution in the region, or of 
particularly high wildlife value. These communities may or may not necessarily contain special-status 
species. Sensitive natural communities are usually identified in local or regional plans, policies or 
regulations, or by the CDFW (i.e., CNDDB) or the USFWS. The CNDDB identifies a number of natural 
communities as rare, which are given the highest inventory priority. Impacts to sensitive natural 
communities and habitats must be considered and evaluated under the CEQA California Code of 
Regulations (CCR): Title 14, Div. 6, Chap. 3, Appendix G. 
 
Documentation:  
a. No Impact to Special Status Plants. No special-status plant species were determined to have the 

potential to occur onsite due to the lack of onsite habitat. A site visit was conducted to confirm 
absence of special-status plant species in May 2020 by an MIG, Inc. biologist during the blooming 
period for potentially present species. None were observed during the visit; therefore, no rare plants 
were determined to be present on site.  
 
Less than Significant with Mitigation Incorporated to Special Status Wildlife. No special-status 
bird species were determined to have potential to nest in the project area due to the lack of habitat 
on site. However, there is potential for non-status species to forage on the ruderal edges of the project 
site. Implementation of Mitigation Measure BIO-1 and BIO-2 would be required to reduce 
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potential impacts to nesting and foraging birds to a less than significant level. A description of on-
site resources and mitigation measures follows. 

Project Site Plant Communities and Associated Wildlife Habitats: 
The project site contains two (2) habitat types, described below. A list of plant and wildlife species 
observed within the study area and their native or non-native status are provided in Appendix B.  

 
Developed Land (1.25-acres). The project site is composed primarily of disturbed and developed 
habitat. Developed areas include one permanent home and multiple RVs, an office, gravel lot, 
dirt driveway, and ornamental landscaping. Landscaping is limited to a small area of turf adjacent 
to the permanent house and one ornamental pine tree species (Pinus sp.) adjacent to the house 
and near the street. This tree and all other landscaping on the site will be removed as part of the 
development of the site. 

 
Ruderal (0.32-acres). A disturbed portion of the site is occupied primarily by ruderal species, 
containing non-native annual grasses including wild oats (Avena fatua), slim oat (Avena 
barbata), meadow barley (Hordeum brachyantherum), foxtail barley (Hordeum marinum), 
Italian ryegrass (Festuca perennis), and ripgut brome (Bromus diandrus). Other species observed 
include: cheese weed (Malva parviflora), bristly ox-tongue (Helminthotheca echioides), 
common dandelion (Taraxacum officinale), rabbits foot grass (Polypogon monspeliensis), wild 
radish (Raphanus sativus), Himalayan blackberry (Rubus armeniacus), English Ivy (Hedera 
helix), bedstraw (Gallium angustifolium), cranes bill (Geranium dissectum), Italian thistle 
(Carduus pycnocephalus), and scarlet pimpernel (Lysimachia arvensis). 
 
This habitat occurs on the borders of the project site, primarily in the northern portion adjacent 
to the onsite housing and around the perimeters of the dirt parking and gravel lots. These portions 
of the site are continuously disturbed by machinery and trucks entering and exiting the project 
site. 
 

Special-Status Species with Potential to Occur on Project Site: 
A search of current resource agency database records (e.g., CNDDB, CNPS Electronic Inventory, 
and USFWS Information for Planning and Consultation (IPaC) databases) within the Watsonville 
West and eight surrounding USGS 7.5-minute quadrangles. The potential occurrence of these species 
was then evaluated based on the habitat requirements of each species relative to the conditions 
observed during the general botanical survey and habitat evaluation conducted by MIG, Inc. 
biologists. The following species do not have potential to occur on site but occur in nearby habitats. 
Species were eliminated based on habitats found within the project site, CNDBB occurrences within 
a ten-mile radius of the project area, and observations of site conditions made during the biological 
surveys. 
 
Potential impacts and associated impact avoidance, minimization, and mitigation measures are 
discussed below. 
 
Special-Status Plant Species: Special-status plants are defined here to include: (1) plants that are 
federal- or state-listed as rare, threatened or endangered, (2) federal and state candidates for listing, 
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(3) plants assigned a Rank of 1 through 4 by the CNPS Inventory, and (4) plants that qualify under 
the definition of "rare" in the California Environmental Quality Act, section 15380.   
 
A table of special-status plant species with the potential to occur on the project site is provided in 
Appendix B. The project area was determined to provide no suitable habitat for all special-status 
plant species that were evaluated for their potential occurrence, based on the distance of the project 
area to previously recorded occurrences in the region, lack of typical vegetation types, disturbed 
habitat conditions, topography, elevation, soil types, and other species-specific habitat requirements. 
The project site consists of disturbed and developed land including a dirt parking lot, temporary and 
permanent housing, a gravel lot with ruderal species along the borders and landscaped turf. The 
closest recorded CNDDB special status plant species is the San Francisco popcorn flower 
(Plagiobothrys diffusus) which occurs approximately 0.5 miles north of the project site adjacent to 
the Watsonville Municipal Airport. This species occurs in valley and foothill grassland and coastal 
prairie habitats. Historically, the project site would likely have provided suitable habitat for this 
species, however, due to the urbanization of the area the project site no contains suitable habitat. The 
project site is disturbed and partially developed with a mix of ruderal and landscaped vegetation. 
The project site visit was conducted during this species blooming period and was not observed. This 
project site contains no suitable habitat for San Francisco popcorn flower and therefore has no 
potential to occur. 
 
Special-Status Wildlife Species: Special-status wildlife species include those species listed as 
endangered or threatened under the FESA or CESA; candidates for listing by the USFWS or CDFW; 
California fully protected and species of special concern; non-game mammals protected by Sections 
4150-4155 of the CFGC; and nesting birds protected by the CDFW under CFGC Sections 3503 and 
3513. 
 
Special-status wildlife species are considered absent within the project area based on a review of the 
USFWS, CNDDB, CNPS, NOAA Fisheries, and University of California databases, the biologist’s 
knowledge of sensitive species within the City of Watsonville, and an assessment of the types of 
habitats within the project site. This determination was made due to the absence of essential habitat 
requirements for these species. The areas surrounding the project site consist mostly of urban 
development or parcels that are frequently disked. Both of these factors limit wildlife movement in 
the area. The project site itself is a mixture of disturbed, developed and ruderal habitat. No resources 
to support special-status species are available on site. In addition, the project site is fenced in on all 
sides, limiting wildlife access. Two special-status bird species had recorded CNDDB occurrences 
within approximately 2-miles of the project site: Cooper’s hawk (Accipiter cooperii) and Tricolored 
blackbird (Agelaius tricolor). Neither of these species have potential to occur on site due to the 
absence of suitable habitat. In addition, no resources (i.e. food or water) for these species occur 
within the project site. Therefore, Cooper’s hawk and tricolored blackbird do not have to potential 
to occur in the project area. 

It should be noted that there are two CNDDB-documented occurrences of special-status amphibian 
and reptile species within a two-mile radius of the project area. These species include California red-
legged frog (Rana draytonii) and Western pond turtle (Emys marmorata). These species have low 
potential to occur within the study area due to habitat suitability as well as distance and connectivity 
to other occupied waterbodies. The project area does not contain any aquatic features or suitable 
habitat for these species.  
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There is a California red-legged frog occurrence approximately 1-mile from the project site. With 
multiple other occurrences within 5-miles of the site. The closest occurrence for western pond turtle 
is approximately 1.2-miles from the project site. However, it is very unlikely that either CRLF or 
WPT will occur on site due to the lack of aquatic habitat, high level of development and frequently 
disked parcels in between the occurrence and the project site.  

Other Protected Nesting Birds. Vegetation communities within the study area provide suitable 
nesting habitat for common, as well as special-status resident and passerine and raptor species. 
Nesting birds may nest within trees, shrubs, shallow scrapes on bare ground, and man-made 
structures within the study area. Numerous passerines were noted during the field survey. If 
construction activities occur during the avian breeding season (generally February to August), injury 
to individuals or nest abandonment could occur. In addition, noise and increased construction activity 
could temporarily disturb nesting or foraging activities, potentially resulting in the abandonment of 
nest sites. The loss of an active nest of common or special-status bird species would be considered a 
violation of Fish and Game Code sections 3503, 3503.5, and 3513. 
 

Mitigation Measure BIO-1: Nesting Bird Avoidance or Conduct Preconstruction Surveys. If 
construction, grading, or other project-related improvements are scheduled during the nesting season 
of protected raptors and migratory birds, a focused survey for active nests of such birds shall be 
conducted by a qualified biologist within seven (7) days prior to the beginning of project-related 
activities. The results of the survey shall be sent to the City of Watsonville prior to the start of project 
activities. The minimum survey radii surrounding the work area shall be the following: i) 250 feet 
for passerines; ii) 500 feet for other small raptors such as accipiters; iii) 1,000 feet for larger raptors 
such as buteos. Nesting seasons are typically defined as follows: i) March 15 to August 30 for smaller 
bird species such as passerines; ii) February 15 to August 30 for raptors.  

The following measures shall be taken to avoid potential inadvertent destruction or disturbance of 
nesting birds on and near the project site as a result of construction-related vegetation removal and 
site disturbance: 

a) To avoid impacts to nesting birds, all construction-related activities (including but not 
limited to mobilization and staging, clearing, grubbing, vegetation removal, fence 
installation, demolition, and grading) shall occur outside the avian nesting season 
(generally prior to February 1 or after August 31). Active nesting is present if a bird is 
sitting in a nest, a nest has eggs or chicks in it, or adults are observed carrying food to the 
nest. 

b) If construction-related activities are scheduled to occur during the nesting season (generally 
February 1 through August 31), a qualified biologist shall conduct a habitat assessment and 
preconstruction nesting survey for nesting bird species no more than seven (7) days prior to 
initiation of work.  A qualified wildlife biologist is an individual who possesses, at a 
minimum, a bachelor’s or advanced degree, from an accredited university, with a major in 
biology, zoology, wildlife biology, natural resources science, or a closely related scientific 
discipline, at least two years of field experience in the biology and natural history of local 
plant, fish, and wildlife resources present at the development site, and knowledge of state 
and federal laws regarding the protection of sensitive and endangered species. The qualified 
biologist conducting the surveys shall be familiar with the breeding behaviors and nest 
structures of birds known to nest in the project site.  Surveys shall be conducted at the 
appropriate times of day during periods of peak activity (i.e., early morning or dusk) and 
shall be of sufficient duration to observe movement patterns. Surveys shall be conducted 
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within the project area and 250 feet of the construction limits for nesting non-raptors and 
1,000 feet for nesting raptors, as feasible.  If the survey area is found to be absent of nesting 
birds, no further mitigation would be required. However, if project activities are delayed by 
more than seven (7) days, an additional nesting bird survey shall be performed. 

c) If pre-construction nesting bird surveys result in the location of active nests, no site 
disturbance (including but not limited to equipment staging, fence installation, clearing, 
grubbing, vegetation removal, fence installation, demolition, and grading), shall take place 
within the buffer zone established under BIO-2.  Monitoring, by a qualified biologist, shall 
be required to ensure compliance with the relevant California Fish and Game Code 
requirements. Monitoring dates and findings shall be documented.  Active nests found 
inside the limits of the buffer zones or nests within the vicinity of the project site showing 
signs of distress from Project activity, as determined by the qualified biologist, shall be 
monitored daily during the duration of the project for changes in breeding behavior.  If 
changes in behavior are observed (e.g., distress, disruptions), the buffer shall be 
immediately adjusted by the qualified biologist until no further interruptions to breeding 
behavior are detected.  The nest protection buffers may be reduced if the qualified biologist 
determines in compliance with CDFW permit requirements (if any) that construction 
activities would not be likely to adversely affect the nest. If buffers are reduced, twice 
weekly monitoring may need to be conducted to confirm that construction activity is not 
resulting in detectable adverse effects on nesting birds or their young. The qualified 
biologist may implement an alternative monitoring schedule depending on the construction 
activity, season, and species potentially subject to impact, subject to compliance with 
CDFW permits (if any). Construction shall not commence within the prescribed buffer 
areas until a qualified biologist has determined that the young have fledged or the nest site 
is otherwise no longer in use. A report of the findings will be prepared by a qualified 
biologist and submitted to the City prior to the initiation of construction-related activities 
that have the potential to disturb any active nests during the nesting season. 

d) City staff will not issue permits for ground disturbing activities until after the site has been 
surveyed by a qualified biologist to ensure that no active nest disturbance or destruction 
will occur as a result of the project. If necessary, nest protection buffers will be fenced off 
and active nest monitoring will be initiated prior to permit issuance.  

Mitigation Monitoring BIO-1. Prior to issuance of any grading permit(s), the City shall review and 
approve the results of all pre-construction surveys and any measures recommended by the biologist 
to avoid sensitive species, which shall be noted on the final project plans. The project proponent 
shall not initiate any ground disturbing activity until applicant has submitted evidence to the City 
that Mitigation Measures BIO-1 and BIO-2, have been completed and are consistent with USFWS 
and/or CDFW permit requirements (if agency involvement is required). In addition, prior to ground 
disturbing activities, the City shall be provided with a written summary of the results of surveys by 
a qualified biologist to ensure that no active bird nest disturbance or destruction of breeding bat 
roosts will occur as a result of the project. If necessary, nest protection buffers will be fenced off and 
active nest monitoring will be initiated prior to permit issuance. A qualified biologist will also 
provide worker-awareness training prior to any work within aquatic habitats or adjacent upland 
habitat where California red-legged frog have potential to occur. 

Mitigation Measure BIO-2: Active Nest Buffer. The applicant shall designate active nests as 
“Ecologically Sensitive Areas” (ESA) and protect the nest (while occupied) during project activities 
with the establishment of a fence barrier surrounding the nest site. 
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a) Buffer distances for bird nests should be site specific and an appropriate distance, as 
determined by the qualified biologist. The buffer distances should be specified to protect 
the bird’s normal behavior to prevent nesting failure or abandonment.  

b) The qualified biologist shall have authority to order the cessation of all nearby project 
activities if the nesting birds exhibit abnormal behavior which may cause reproductive 
failure (nest abandonment and loss of eggs and/or young) until an appropriate buffer is 
established.  

c) Typical protective buffers between each identified nest site and construction site are as 
follows: 1) 300 feet for hawks, owls and eagles; 2) 50 feet for passerines.  

d) The qualified biologist shall monitor the behavior of the birds (e.g., adults and young, when 
present) at the nest site to ensure that they are not disturbed by project activities.  

e) Nest monitoring shall continue during project work until the young have completely left the 
nest site; as determined by the qualified biologist. 

f) No habitat removal or modification shall occur within the ESA-fenced nest zone until the 
young have fully fledged and will no longer be adversely affected by the project. 
 

b. No Impact. No riparian habitat or other sensitive natural vegetation communities occur onsite.  
 

c. No Impact. The proposed project does not contain any state or federally jurisdictional features or 
protected wetlands. 

 
d. No Impact. No designated wildlife migration corridors are present on the project site. The project 

site is a rectangular parcel enclosed by fencing on all sides. Localized movements of common, non-
status wildlife may occur through the project site and neighboring habitats, but no major migrations 
are expected to occur across the project site. Surrounding uses are primarily developed with major 
roads and highways, commercial and industrial development and residential housing. The project 
location is separated by approximately 0.6 miles from the nearest undeveloped open space area, the 
Harkin Slough. Two barriers to species include Highway 1 and the Watsonville Municipal Airport. 
The high level of development and frequent disking of the surrounding parcels makes it very unlikely 
option for wildlife migrations.  
 
The project site does not function as a wildlife habitat linkage or movement corridor, nor would 
project implementation adversely affect any offsite designated wildlife habitat linkage or movement 
corridor. Regional movement of common wildlife species through the project site is limited due to 
surrounding development. In addition, the project site does not support any native wildlife nursery 
sites. Thus, the project would not interfere with the movement of any native resident or migratory 
fish or wildlife species or with established native resident or migratory wildlife corridors or impede 
the use of native wildlife nursery sites. As a result, construction and operation of the project is not 
expected to substantially affect breeding productivity or population viability of any common species 
or cause a change in species diversity locally or regionally.  
 

e. No Impact. One ornamental pine tree species (Pinus sp.) is proposed to be removed as part of the 
project activities. The tree is a common type that has been heavily altered by trimming to keep it 
clear of the overhead power lines that front the site. The tree is not a typically protected species such 
as oak, sycamore or bay laurel. Loss of the existing tree would not conflict with any local policies or 
ordinances protecting biological resources, and the existing tree would be replaced in excess of the 
required 1:1 ratio, upon completion of the proposed landscaping plan. Therefore, there will be no 
impacts related to conflicts with local tree protection regulations. 
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f. No Impact. The project site is not located within the plan area of any adopted Habitat Conservation 
Plans, Natural Community Conservation Plans, or other approved local, regional, or state Habitat 
Conservation Plan. 
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6.5 Cultural Resources 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant with 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Cause a substantial adverse change in the significance of 

a historical resource as defined in CEQA Guidelines 
§15064.5? 

   
 

b) Cause a substantial adverse change in the significance of 
an archaeological resource as defined in CEQA 
Guidelines §15064.5? 

 
  

 

c) Disturb any human remains, including those interred 
outside of formal cemeteries? 

 
  

 

 
Conclusion: Implementation of Mitigation Measures CUL-1 through CUL-2 would reduce potential 
impacts to less than significant levels. Regarding cultural resources, the proposed project would not 
result in any significant environmental impacts.  
 
Documentation:  
a) No Impact. The cultural resources records search results from the California Historical Resources 

Information System (CHRIS) search at the Northwest Information Center (NWIC) indicate there are 
12 historic buildings/structures located within a one-mile radius of the project site. These resources 
are summarized in Table 5 below:  
 

Table 5. Cultural Resources within One Mile of the Project Area 
Resource 
Number 

Resource Name Resource Type Age 

P-44-000406 Highway 1 (Santa Cruz County) Structure Historic 
P-44-000408 OC-152, MC-152 Structure, Other Historic 
P-44-000410 Converted Barn Structure in Vista Verde 

Townhomes Project Area 
Building Historic 

P-44-000643 Plowing Golf Balls Site Historic 
P-44-000644 Historic Golf Fence Structure Historic 
P-44-000774 Cracker Barrel Antiques Building Historic 
P-44-000775 Vista Verde Townhomes Project Building Historic 
P-44-000776 The Monument Object Historic 
P-44-000777 2013 Freedom Blvd Building Historic 
P-44-000778 2141 Freedom Blvd Building Historic 
P-44-000779 2313 Freedom Blvd Building Historic 
P-44-001084 1934 Freedom Boulevard Building Historic 

 
The 12 historic buildings/structures identified by the NWIC will not be impacted by the proposed 
project, as these historic resources are located outside of the project’s boundary.  
 
The City of Watsonville keeps its own historic register which contains 14 structures, 6 of which are 
on the National Register of Historic Places (NRHP). These are shown in Table 6, below: 
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Table 6. City of Watsonville Historic Register Entries 

Address Resource Name National Register Eligible 
261–261A East Beach Street Richard Pearson Home No 
332 East Beach Street Bockius-Orr House Yes 
128 East Beach Street Julius Lee Home Yes 
12 Brennan Street Watsonville Women’s Club No 
225 East Lake Ave N/A No 
305 East Lake Ave Mitchell Resetar Home No 
335 East Lake Ave Madison House Yes 
280 Main Street Porter Building No 
406 Main Street Lettunich Building Yes 
418–428 Main Street Mansion House Yes 
426–434 Main Street Kalich Building No 
Main/Beach/Peck/Union Watsonville City Plaza Yes 
139 Maple Street Horgan House No 
37 Sudden Street Pajaro Valley Arts Council No 

 
All of the resources on the City’s historic register are outside the project boundary and are not within 
line of sight of the project boundary.  
 
The project site does not contain historic buildings or structures identified on the CHRIS search, or 
on a local, State or national register of historic resources. Therefore, there are no impacts to known 
historic resources or built environments included on a historic register as a result of the proposed 
project.  
 
Archival research suggests that there was a structure on this site built in or around 1906. Early aerial 
photography confirms there was a structure on the project site in 1952. However, this building was 
removed, and a new building was placed on approximately the same location sometime prior to 1981, 
and after 1968. A rear addition was made to this structure in the late 1990’s or early 2000’s.  
 
The building does not display any unusual or distinctive architectural features and research does not 
suggest that the building was designed or built by an architect of significance. Additionally, there is 
no evidence to show that the building is connected with famous historic people or events in history. 
Therefore, the building is not considered eligible for inclusion in the California Register of Historic 
Resources (CRHR), as it does not meet any of the relevant criteria for inclusion. As such, the building 
is not considered a historic resource under CEQA, and demolition and removal of the building would 
not result in an impact.  
 

b) Less than Significant with Mitigation Incorporated. The cultural resources records search results 
conducted by the NWIC indicate there are no archaeological resources (prehistoric and historic) 
located within the project’s boundaries. There is one historic period archaeological resource located 
within one mile of the project boundary. The resource is an archaeological site (P44‐000643) that 
includes a small collection of historic debris, concentrated around a broken iron plow. The site is 
over 0.5 miles to the south-west of the project site.  
 
A Sacred Lands File (SLF) search was conducted through the Native American Heritage 
Commission (NAHC), which was returned with a positive result, indicating that the Costanoan 
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Ohlone Rumsen-Mutsen Tribe had more information on potential resources in the project vicinity. 
It was also recommended that the Amah Mutsun Tribal Band, Amah Mutsun Tribal Band of Mission 
San Juan Bautista, Indian Canyon Mutsun Band of Costanoan, and the Muwekma Ohlone Indian 
Tribe of the SF Bay Area were contacted as an extension of the SLF. Emails were sent to the tribes, 
which included a topographic map of the project area and details of the proposed project undertaking. 
 
After contacting the Costanoan Ohlone Rumsen-Mutsen Tribe, the tribe requested additional 
information on the project, which was sent to the tribe. After sending the information, MIG requested 
that the tribe indicate if the project could impact the resource. Despite several attempts at further 
communication, no response was received, and it is understood by MIG, that the tribe do not believe 
the project could impact the Native American archaeological resource(s) they have specific 
knowledge of.  
 
The remaining tribes were also contacted, as recommended by the NAHC. The initial contact was 
made by email. All of the tribes who did not respond were then contacted by follow-up phone calls. 
The only tribe who did not provide a response was the Muwekma Ohlone Indian Tribe of the SF Bay 
Area, who received an email and two voicemails.  No specific information on tribal resources was 
provided by the tribes. However, all these tribes indicated the area was considered sensitive.  
 
Based on the results of the SLF search and Native American outreach, although no specific resources 
were discovered, cultural resources could be present and project excavation could result in the 
discovery of prehistoric archaeological resources. In the event that project ground-disturbing 
activities disturb, damage, or destroy previously unknown buried prehistoric features, sites or 
artifacts, a significant impact could occur. Implementation of Mitigation Measure CUL-1 and CUL-
2 would reduce potential impacts to undiscovered archeological resources to a less than significant 
level. 
 
Mitigation Measure CUL‐1: Conduct Archaeological Sensitivity Training for Construction 
Personnel. The Applicant shall retain a qualified professional archaeologist who meets U.S. 
Secretary of the Interior’s Professional Qualifications and Standards to conduct an archaeological 
sensitivity training for construction personnel prior to commencement of excavation activities. The 
training session shall be carried out by a cultural resource professional with expertise in archaeology, 
who meets the U.S. Secretary of the Interior’s Professional Qualifications and Standards. The 
Applicant and/or qualified professional archaeologist shall propose a date for scheduling the training 
at the pre-construction meeting with City staff.  The Applicant shall notify the City at least 48 hours 
before holding the training and keep a log of all attendees.  The training session shall include a 
handout and shall focus on how to identify archaeological resources that may be encountered during 
earthmoving activities and the procedures to be followed in such an event, the duties of 
archaeological monitors, and the general steps a qualified professional archaeologist would follow 
in conducting a salvage investigation, if one is necessary.  
 
Mitigation Measure CUL‐2: Cease Ground‐Disturbing Activities and Implement Treatment 
Plan if Archaeological Resources Are Encountered. In the event archaeological resources are 
unearthed during ground-disturbing activities, all ground-disturbing activities within 50 feet of the 
find shall be halted so that the find can be evaluated. Ground moving activities shall not be allowed 
to continue until a qualified archaeologist has examined the newly discovered artifact(s) and has 
evaluated the area of the find. All archaeological resources unearthed by project construction 
activities shall be evaluated by a qualified professional archaeologist, who meets the U.S. Secretary 
of the Interior’s Professional Qualifications and Standards. In the event that the newly discovered 
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artifacts are determined to be prehistoric, Native American Tribes/Individuals shall be contacted and 
consulted, and Native American construction monitoring shall be initiated. 
 
Because it is possible for a lead agency to determine that an artifact is considered significant to a 
local tribe (and thus be a significant resource under CEQA, even if it would not otherwise be 
considered significant under CEQA), all Native American artifacts (tribal finds) shall be considered 
as a significant Tribal Cultural Resource, pursuant to PRC 21074 until the lead agency has enough 
evidence to make a determination of significance. The City shall coordinate with the archaeologist 
to develop an appropriate treatment plan for the resources. The plan may include implementation of 
archaeological data recovery excavations to address treatment of the resource along with subsequent 
laboratory processing and analysis. If appropriate, the archaeologist may introduce archaeological 
monitoring on the site. An archaeological report will be written detailing all archaeological finds 
and submitted to the City and the Northwest Information Center. 
 

c.  Less than Significant Impact. No burial sites are known in the vicinity of the project site. 
Background research failed to show any evidence for the presence of burials, either historic or 
prehistoric. In the event of accidental discovery, adherence to existing laws and regulations 
(California Health and Safety Code, Sections 7050 and 7052; Chapter 10 of Part 3 of Division 2 of 
Title 3 of the California Government Code; and Section 5097.98 of the California Public Resources 
Code) would ensure that any human remains would be protected. The impact is less than significant.  
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6.6 Energy Resources 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Result in potentially significant environmental impact due 

to wasteful, inefficient, or unnecessary consumption of 
energy resources, during project construction or 
operation? 
 

    

b) Conflict with or obstruct a state or local plan for 
renewable energy or energy efficiency? 

     

 
Conclusion: Regarding energy resources, the proposed project would not result in any significant 
environmental impacts. 
 
Documentation:  
a. Less than Significant Impact. Construction activities associated with the proposed project would 

require the use of heavy-duty, off-road equipment and construction-related vehicle trips that would 
combust fuel, primarily diesel and gasoline. Heavy-duty construction equipment would be required 
to comply with CARB’s airborne toxic control measures, which restrict heavy-duty diesel vehicle 
idling to five minutes. Since petroleum use during construction would be temporary and needed to 
conduct development activities, it would not be wasteful or inefficient. Due to energy efficiency 
standards being improved over time, the new structures erected at the project site would be far more 
efficient than the existing structures at the site. The improvements to energy efficiency are in large 
part related to updates to the California Green Building Standards Code (2019). As estimated in 
CalEEMod, the proposed project is estimated to consume approximately 105,954 kWh of electricity 
and 393,183 kBTU on an annual basis. Although more electricity and natural gas would be consumed 
on an annual basis compared to the existing land use (e.g., single family residential development), 
the structures would use the energy in a more efficient manner and would serve a larger subset of 
the population in Watsonville. As such, the proposed project’s energy consumption would not be 
wasteful, inefficient, or unnecessary. This impact would be less than significant. 

 
b. Less than Significant Impact. The proposed project would not conflict with nor obstruct a state or 

local plan adopted for the purposes of increasing the amount of renewable energy or energy 
efficiency. As discussed under response a), the proposed 21 townhomes would be constructed to the 
latest CALGreen Code, which would make them more energy efficient than the existing structure at 
the project site. Furthermore, the proposed project would not conflict with the City’s Climate Action 
Plan, since many of the actions in the CAP consist of items the City will pursue (see Section 6.8, 
Greenhouse Gas Emissions) and do not apply to the project. This impact would be less than 
significant. 

 
References:   
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6.7 Geology and Soils 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Directly or indirectly cause potential substantial adverse 

effects, including the risk of loss, injury, or death 
involving: 

 

    

i) Rupture of a known earthquake fault, as delineated on 
the most recent Alquist-Priolo Earthquake Fault 
Zoning Map issued by the State Geologist for the area 
or based on other substantial evidence of a known 
fault? Refer to Division of Mines and Geology 
Special Publication 42.  

    

      ii) Strong seismic ground shaking?      

iii) Seismic-related ground failure, including liquefaction?      

iv) Landslides?      

b) Result in substantial soil erosion or the loss of topsoil?      

c) Be located on a geologic unit or soil that is unstable, or 
that would become unstable as a result of the project, and 
potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction, or collapse?  

    

d) Be located on expansive soil, as defined in Table 18-1-B 
of the Uniform Building Code (1994), creating substantial 
direct or indirect risks to life or property? 

    

e) Have soils incapable of adequately supporting the use of 
septic tanks or alternative wastewater disposal systems 
where sewers are not available for the disposal of 
wastewater? 

    

f) Directly or indirectly destroy a unique paleontological 
resource or site or unique geologic feature?  

 
 

  

 
Conclusion: Regarding geology and soils, the proposed project would not result in any significant 
environmental impacts.  
 
Documentation: 
ai. No Impact. The proposed project site is not located in an Alquist-Priolo fault zone, and thus there 

would be no impact. 
 

aii. Less than Significant Impact. Much of the region is subject to seismic shaking that results from 
earthquakes along the San Andreas Fault Zone System. Predicting seismic events is not possible, nor 
is providing mitigation that can entirely reduce the potential for injury and damage that could occur 
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during a seismic event. However, by applying geotechnical evaluation techniques and appropriate 
engineering practices, potential injury and damage from seismic activity can be diminished by 
exposing fewer people and less property to the effects of a major earthquake. The design and 
construction of new structures are subject to engineering standards of the California Building Code 
(CBC), which consider soil properties, seismic shaking, and foundation type.  

 
All construction activities must meet the California Building Code regulations for seismic safety. 
Construction plans will be subject to review and approval of the City prior to the issuance of a 
building permit, and the project site would be subject to inspection by the City. Standard conditions 
of approval require that building permits be obtained for all construction and that the project meet 
all standard seismic and soil test/compaction requirements. Implementation of Mitigation Measure 
GEO-1 will ensure that potential impacts from strong seismic ground shaking would be reduced to 
less than significant. 
 
Mitigation Measure GEO-1:  California Building Code. All construction activities shall meet the 
California Building Code regulations for seismic safety. Construction plans shall be subject to review 
and approval of the City prior to the issuance of a building permit. All work shall be subject to 
inspection by the City and must conform to all applicable code requirements and approved 
improvement plans prior to final inspection approval or the issuance of a certificate of occupancy. 
The Applicant shall be responsible for notifying construction contractors about California Building 
Code regulations for seismic safety. 

 
aiii. Less than Significant Impact. Strong ground shaking can result in liquefaction, the sudden loss of 

sheer strength in saturated sandy material, resulting in ground failure and displacement. The project 
site is located in a region that has low liquefaction potential (City of Watsonville, 2012) and impacts 
from liquefaction and ground failure would be less than significant.  

 
aiv. Less than Significant Impact. The urban and developed areas of Watsonville are primarily 

characterized by gradual to moderate slopes. In areas underlain by weak or unconsolidated earth 
materials, landslides are a hazard. The project is located on a relatively flat site, with minimal 
elevation change. According to the Landslide Hazard Mapping for Selected California Highway 
Corridors (Wills et al, 2019), the proposed project site is not located in an area susceptible to 
landslides. The impact would be less than significant.  

 
b. Less than Significant Impact with Mitigation. The project includes limited grading occurring on 

a heavily impacted site. It is anticipated that grading would be balanced. The grading, cuts, and fills 
require the issuance of a grading permit. Improper grading, both during and post-construction, has 
the potential to increase the volume of runoff from a site and subsequently increased erosion. 
Increased runoff and soil erosion on- and off-site could adversely impact downstream water quality. 
The potential soil erosion impact of the project would be less than significant with incorporation of 
Mitigation Measures GEO-2.  

 
Mitigation Measure GEO-2:  Finalize the Stormwater Pollution Control Plan. The Applicant 
shall submit a finalized Stormwater Pollution Control Plan prepared by a registered professional 
engineer or qualified stormwater pollution prevention plan developer as an integral part of the 
grading plan. The Plan shall be subject to review and approval of the City prior to the issuance of a 
grading permit. The Plan shall include all erosion control measures to be used during construction, 
including run-on control, sediment control, and pollution control measures for the entire site to 
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prevent discharge of sediment and contaminants into the drainage system. The Plan shall include the 
following measures as applicable: 

 
a) Throughout the construction process, ground disturbance shall be minimized, and existing 

vegetation shall be retained to the extent possible to reduce soil erosion.  All construction 
and grading activities, including short-term needs (equipment staging areas, storage areas 
and field office locations) shall minimize the amount of land area disturbed. Whenever 
possible, existing disturbed areas shall be used for such purposes. 

b) All drainage ways shall be protected from silt and sediment in storm runoff using 
appropriate BMPs such as silt fences, diversion berms and check dams.  Fill slopes shall be 
stabilized and covered when appropriate. All exposed surface areas shall be mulched and 
reseeded. All cut and fill slopes shall be protected with hay mulch and/or erosion control 
blankets, as appropriate. 

c) All erosion control measures shall be installed according to the approved plans prior to the 
onset of the rainy season but no later than October 15th. Erosion control measures shall 
remain in place until the end of the rainy season but may not be removed before April 15th. 
The applicant shall be responsible for notifying construction contractors about erosion 
control requirement. 

d) Example design standards for erosion and sediment control include, but are not limited to, 
the following: avoiding disturbance in especially erodible areas; minimizing disturbance on 
slopes exceeding 30 percent; using berms, swales, ditches, vegetative filter strips, and catch 
basins to prevent the escape of sediment from the site; conducting development in 
increments; and planting bare soils to restore vegetative cover. 

e) The applicant will also develop an inspection program to evaluate if there is any significant 
on-site erosion as a result of the rainfall. If there were problem areas at the site, 
recommendations will be made to improve methods to manage on-site erosion.  

 
c. Less than Significant. The parcel is subject to seismic shaking, and a discussion of impacts related 

to landslides and liquefaction is in Section 6.7 (aii, aiv). Lateral spreading occurs when soils liquefy 
during an earthquake event and the liquefied soils along with the overlying soils move laterally to 
unconfined spaces causing horizontal ground displacements. In the low probability event that on-site 
soil is saturated at the time of a fault rupture, the isolated layer of sand has a high potential of 
liquefying which could potentially result in significant lateral spreading. 
 
The parcel is flat and would not use a well, reducing the probability of on-site subsidence. Therefore, 
impacts will be Less than Significant.  

 
d.   Less than Significant. The project parcel has shallow soils consisting of silty clays. No bedrock was 

encountered. Onsite soil types are categorized as Hydrologic Soil Group C by the USDA Natural 
Resource Conservation Service (NRCS). The NRCS (2020) maps the project’s soils as Pinto loam 
(0 to 2 percent slopes) with trace Watsonville and Elkhorn sandy loam. Group C soils typically have 
slow infiltration rates and consist mostly of soils having a layer that impedes the downward 
movement of water or soils of moderately fine texture or fine texture. These soils have a slow rate 
of water transmission.  

 
Project construction and grading activities must be conducted in compliance with the California 
Building Code and City Code Chapter 13-7 (Construction Grading and Drainage Ordinance). 
Compliance will all applicable construction and grading regulations would reduce impacts to life 
and property created from soil expansion to less than significant levels.  
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e.  No Impact. The proposed project is within City boundaries and would be served by a public sewer 

system. The project does not include installation of septic tanks or alternate wastewater disposal 
systems.  
 

f.  Less than Significant Impact with Mitigation. The site is in a developed area, and geological 
analysis does not reveal the presence of, or potential for, unique geological features. There would be 
no impact to unique geologic features. The USDA Web Soil Survey indicates the surficial soils are 
comprised of Pinto loam. This is a very deep, moderately well drained soil that typically occurs on 
coastal terraces and old alluvial fans. 
 
Within the City limits, the geology is composed of Paleozoic to Cretaceous age granitic and 
metamorphic rocks, that form the basement rock. More recent non-marine terrace and alluvial 
deposits derived from the Santa Cruz Mountains (north and east of the City) comprise the surface 
sedimentary materials in the City. 
 
The geology for the project area, according to a geological map showing the Pajaro Valley, consist 
of Quaternary alluvium and marine deposits ranging in age from the Holocene to Pleistocene 
(California Division of Mines and Geology, Geologic Map of California, 1977). The project area is 
within the geological area floodplain of the Pajero River and the geology of the project area is 
comprised of alluvial fan deposits (Pajaro Valley Water Management Agency, 2020). Based on the 
pinto loam soil present at the site, this is likely to be at least older Holocene or younger Pleistocene 
in age.  
 
Although the underlying geology of granitic and metamorphic rocks do not normally yield 
fossilized material, older alluvial deposits have the potential to contain fossils, especially at depths. 
Development of the site would encounter previously undisturbed soils. However, as alluvial 
material is deposited slowly over time, the depths of excavation required for the project are not 
anticipated to be of a depth where fossilized material is likely to be discovered.  
 
Although it is unlikely, given the geology of the site, that paleontological resources will be 
discovered, such resources could be present and project excavation could result in their discovery. 
In the event that project ground-disturbing activities disturb, damage, or destroy previously 
unknown buried paleontological resources, a significant impact could occur. Implementation of 
Mitigation Measures GEO-3 and GEO-4 would reduce potential impacts to undiscovered 
paleontological resources to a less than significant level.  
 
Mitigation Measure GEO-3: Conduct Paleontological Sensitivity Training for Construction 
Personnel. The Applicant shall retain a professional paleontologist, who meets the qualifications set 
forth by the Society of Vertebrate Paleontology and shall conduct a paleontological sensitivity 
training for construction personnel prior to commencement of excavation activities. The Applicant 
and/or qualified professional paleontologist shall propose a date for scheduling the training at the 
pre-construction meeting with City staff.  The Applicant shall notify the City at least 48 hours before 
holding the training and keep a log of all attendees.  The training will include a handout and will 
focus on how to identify paleontological resources that may be encountered during earthmoving 
activities and the procedures to be followed in such an event, the duties of paleontological monitors, 
notification and other procedures to follow upon discovery of resources, and the general steps a 
qualified professional paleontologist would follow in conducting a salvage investigation if one is 
necessary. 
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Mitigation Measure GEO-4: Cease Ground-Disturbing Activities and Implement Treatment Plan 
if Paleontological Resources Are Encountered. If paleontological resources and or unique 
geological features are unearthed during ground-disturbing activities, ground-disturbing activities 
shall be halted or diverted away from the vicinity of the find so that the find can be evaluated. A 
buffer area of at least 50 feet shall be established around the find where construction activities shall 
not be allowed to continue until appropriate paleontological treatment plan has been approved by 
the Applicant and the City. Work shall be allowed to continue outside of the buffer area. The 
Applicant and City shall coordinate with a professional paleontologist, who meets the qualifications 
set forth by the Society of Vertebrate Paleontology, to develop an appropriate treatment plan for the 
resources. Treatment may include implementation of paleontological salvage excavations to remove 
the resource along with subsequent laboratory processing and analysis or preservation in place. At 
the paleontologist’s discretion and to reduce construction delay, the grading and excavation 
contractor shall assist in removing rock samples for initial processing. 
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6.8 Greenhouse Gas Emissions 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Generate greenhouse gas emissions, either directly or 

indirectly, that may have a significant impact on the 
environment? 

    

b) Conflict with an applicable plan, policy or regulation 
adopted for the purpose of reducing the emissions of 
greenhouse gases? 

    

 
Conclusion: Regarding greenhouse gas emissions, the proposed project would not result in any 
significant environmental impacts. 
 
Documentation:  
a. Less than Significant Impact. Gases that trap heat in the atmosphere and affect regulation of the 

Earth’s temperature are known as greenhouse gases (GHGs). The six most common GHGs are listed 
below. 

 
 Carbon dioxide (CO2) 
 Methane (CH4) 
 Nitrous oxide (N2O) 

 Sulfur hexafluoride (SF6) 
 Hydrofluorocarbon (HFCs) 
 Perfluorocarbons (PFCs) 

 
GHGs that contribute to climate change are a different type of pollutant than criteria or hazardous 
air pollutants, as previously discussed in Section 6.3, Air Quality, because climate change is global 
in scale, both in terms of causes and effects. Some GHGs are emitted to the atmosphere naturally by 
biological and geological processes such as evaporation (water vapor), aerobic respiration (carbon 
dioxide), and off-gassing from low oxygen environments such as swamps or exposed permafrost 
(methane); however, GHG emissions from human activities such as fuel combustion (e.g., carbon 
dioxide) and refrigerants use (e.g., hydrofluorocarbons) significantly contribute to overall GHG 
concentrations in the atmosphere, which affects climate regulation and results a changing climate 
globally. Examples of the effects of global climate change include rising temperatures, increased 
severe weather events such as drought and flooding.  
 
GHGs can remain in the atmosphere long after they are emitted. The potential for a GHG to absorb 
and trap heat in the atmosphere is considered its global warming potential (GWP). The reference gas 
for measuring GWP is CO2, which has a GWP of one. By comparison, CH4 has a GWP of 25, which 
means that one molecule of CH4 has 25 times the effect on global warming as one molecule of CO2. 
Multiplying the estimated emissions for non-CO2 GHGs by their GWP determines their carbon 
dioxide equivalent (CO2e), which enables a project’s combined global warming potential to be 
expressed in terms of mass CO2 emissions. Most often, GHG emissions associated with projects are 
referred to in terms of metric tons of CO2e, or MTCO2e. 
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In 1997, the United Nations’ Kyoto Protocol was adopted in Kyoto, Japan, establishing an 
international treaty that set targets for reductions in emissions of four specific GHGs – CO2, CH4, 
N2O, and SF6 – and two groups of gases – HFCs and PFCs.  As previously mentioned, these GHGs 
are the primary GHGs emitted into the atmosphere by human activities.  The United States is, and 
has been, a participant in the United Nations Framework Convention on Climate Change. 
 
The State of California has numerous regulations and executive directives aimed at reducing GHG 
emissions.  In 2005, for instance, the governor issued Executive Order S-3-05, establishing statewide 
GHG emissions reduction targets. Executive Order S-3-05 provides that by 2010, emissions shall be 
reduced to 2000 levels; by 2020, emissions shall be reduced to 1990 levels; and by 2050, emissions 
shall be reduced to 80 percent below 1990 levels (CalEPA 2006).  In 2006, the California Global 
Warming Solutions Act (AB 32) was signed into law. AB 32 codifies the statewide GHG emission 
reduction targets and required CARB to prepare a Scoping Plan that outlines the main State strategies 
for reducing GHGs to meet the 2020 deadline, which was approved in 2008 and updated in 2014.  
 
Executive Order B-30-15, 2030 Carbon Target and Adaptation, issued by Governor Brown in April 
2015, sets a target of reducing GHG emissions by 40 percent below 1990 levels in 2030. By directing 
state agencies to take measures consistent with their existing authority to reduce GHG emissions, 
this order establishes coherence between the 2020 and 2050 GHG reduction goals set by AB 32 and 
seeks to align California with the scientifically established GHG emissions levels needed to limit 
global warming below two degrees Celsius.  
 
To reinforce the goals established through Executive Order B-30-15, Governor Brown went on to 
sign SB-32 and AB-197 on September 8, 2016. SB-32 made the GHG reduction target to reduce 
GHG emissions by 40 percent below 1990 levels by 2030 a requirement as opposed to a goal. AB-
197 gives the Legislature additional authority over CARB to ensure the most successful strategies 
for lowering emissions are implemented, and requires CARB to, “protect the state’s most impacted 
and disadvantaged communities …[and] consider the social costs of the emissions of greenhouse 
gases.”  
 
On December 14, 2017 CARB adopted the second update to the Scoping Plan, the 2017 Climate 
Change Scoping Plan Update (2017 Scoping Plan Update; CARB 2017). The primary objective of 
the 2017 Scoping Plan Update is to identify the measures needed to achieve the mid-term GHG 
reduction target for 2030 (i.e., reduce emissions by 40 percent below 1990 levels by 2030), as 
established under Executive Order B-30-15 and SB 32. The 2017 Scoping Plan Update identifies an 
increasing need for coordination among state, regional, and local governments to achieve the GHG 
emissions reductions that can be gained from local land use planning and decisions. It notes emission 
reduction targets set by more than one hundred local jurisdictions in the state could result in 
emissions reductions of up to 45 million MTCO2e and 83 million MTCO2e by 2020 and 2050, 
respectively. To achieve these goals, the 2017 Scoping Plan Update includes a recommended plan-
level efficiency threshold of six metric tons or less per capita by 2030 and no more than two metric 
tons by 2050. 
 
MBARD, as the regional air agency for the Basin, has air-permitting authority in Santa Cruz County. 
As of March 2020, MBARD has not adopted recommended GHG significance thresholds applicable 
to development projects, and instead recommends the use of GHG thresholds adopted by other air 
districts in California, such as the Sacramento Metropolitan Air Quality Management District 
(SMAQMD) and the Bay Area Air Quality Management District (BAAQMD). Both the SMAQMD 
and BAAQMD have adopted GHG mass-emission thresholds of 1,100 MTCO2e for new 
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development projects. These adopted thresholds, however, were developed by the SMAQMD and 
BAAQMD to meet State-GHG emissions reductions for 2020 established under AB 32 (i.e., to 
reduce GHG emissions to 1990 levels by 2020). Since the proposed project is scheduled to become 
operational in 2021, the 1,100 MTCO2e threshold does not directly address the next GHG reduction 
target identified under SB 32 (i.e., to reduce GHG emissions 40 percent below 1990 levels by 2030). 
At the time of this writing, no air district within the State has released updated thresholds, including 
SMAQMD and BAAQMD, or provided guidance to lead agencies for how to address post-2020 
emissions. 
 
To evaluate the significance of the proposed project’s GHG emissions, this analysis compares the 
proposed project’s estimated emissions against a 1,100 MTCO2e SMAQMD and BAAQMD 
threshold, as well as a project specific GHG reduction target of 660 MTCO2e/yr3 to meet the State’s 
2030 reduction goal required under SB 32. This allows the City to demonstrate compliance with 
currently adopted thresholds by the SMAQMD and BAAQMD, as well as future GHG reduction 
goals. 
 
The proposed project would generate GHG emissions from both short-term construction and long-
term operational activities. Construction activities would generate GHG emissions primarily from 
equipment fuel combustion as well as worker, vendor, and haul trips to and from the project site 
during demolition, site preparation, grading, building construction, paving, and architectural coating 
activities. Construction activities would cease to emit GHGs upon completion, unlike operational 
emissions that continue year after year until the commercial buildings constructed as part of building 
of the project close or cease operation. Since neither the SMAQMD nor BAAQMD have an adopted 
construction GHG-emission threshold, construction related-GHG emissions are amortized over the 
lifetime of the proposed project (presumed to be a minimum of 30 years). This normalizes 
construction emissions so they can be grouped with operational emissions and compared to 
appropriate thresholds, plans, etc. GHG emissions from construction the proposed project were 
estimated using CalEEMod, version 2016.3.2, based on the anticipated construction schedule, 
activities, and equipment, described in Section 6.3, Air Quality. The proposed project’s total 
construction emissions, as estimated in CalEEMod, are shown in Table 7, Project Construction 
Greenhouse Gas Emissions. 

  

 
* The 660 MTCO2e/yr goal was developed by taking the 1,100 MTCO2e/yr threshold, which was the threshold to reduce 
emissions back to 1990 level and reducing it by 40 percent (1,100 MTCO2e/yr * (1 - 0.4) = 660 MTCO2e/yr). This 
demonstrates the progress required under SB 32. This linear reduction approach oversimplifies the threshold development 
process. The City is not adopting nor proposing to use 660 MTCO2e as a CEQA GHG threshold for general use; rather, it is 
only intended for use on this project. 
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Table 7. Project Construction Greenhouse Gas Emissions 
Construction 

Year 
GHG Emissions (MT/YR) 

CO2 CH4 N2O TOTAL(A) 

2020 232.0 <0.0(B) 0.0 233.1 
Total 232.0 <0.0(B) 0.0 233.1 

Amortized (C) 7.7 <0.0(B) 0.0 7.8 
Source: MIG 2019 (see Appendix A) 
Note:  
(A) MTCO2e 
(B) <0.0 does not mean emissions are zero; rather, it means emissions are greater than zero, but less 

than 0.05. 
(C) Amortized over 30-years. Slight variations may occur due to rounding. 

 
Once operational, the proposed project would generate GHG emissions from area, mobile, 
water/wastewater, and solid waste sources. The proposed project’s operational GHG emissions, 
combined with the amortized construction emissions are shown in Table 8, Project Operational 
Greenhouse Gas Emissions Over 30 Years, the proposed project’s potential gross increase in GHG 
emissions would be below the BAAQMD and SMAQMD’s established 2020 GHG emissions 
threshold, as well as the 2030 derived GHG emission goal. Therefore, this impact would be less than 
significant.  
 

Table 8. Project Operational Greenhouse Gas Emissions Over 30 Years 

Source 
GHG Emissions (MT/YR) 

CO2 CH4 N2O TOTAL(A) 

Area 0.4 <0.0(B) 0.0 0.4 
Energy 51.8 <0.0(B) <0.0(B) 52.1 
Mobile 119.1 <0.0(B) 0.0 119.3 
Solid Waste 2.0 0.1 0.0 4.9 
Water/Wastewater 3.5 <0.0(B) <0.0(B) 4.9 
Amortized Construction 7.7 <0.0(B) 0.0 7.8 

Total Project Emissions(C) 184.4 0.2 <0.0(B) 189.5 
BAAQMD/SMAQMD 2020 Threshold -- -- -- 1,100 

Derived 2030 Emission Goal -- -- -- 660 
Exceeds Goals? -- -- -- No 

Source: MIG 2019 (see Appendix A) 
Note:  
(A) MTCO2e 
(B) <0.0 does not mean emissions are zero; rather, it means emissions are greater than zero, but less than 0.05. 
(C) Slight variations may occur due to rounding. 

 
b. Less than Significant Impact. The proposed project would not conflict with CARB’s Scoping Plan, 

AMBAG’s 2040 Metropolitan Transportation Plan/Sustainable Communities Strategy, or the City 
of Watsonville’s Climate Action Plan. The project’s consistency with these plans is described in 
more detail below. 

 
CARB Scoping Plan 
The 2017 Climate Change Scoping Plan is CARB’s primary document used to ensure State GHG 
reduction goals are met. The plan identifies an increasing need for coordination among State, 
regional, and local governments to achieve the GHG emissions reductions that can be gained from 
local land use planning and decisions. The major elements of the 2017 Climate Change Scoping 
Plan, which is designed to achieve the State’s 2030 GHG reduction goal include: 
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 Continued implementation of SB 375. 
 Implementing and/or increase the standards of the Mobile Source Strategy, which include 

increasing zero emission vehicle (ZEV) buses and trucks. 
 Low Carbon Fuel Standard (LCFS), with an increased stringency (18 percent by 2030). 
 Implementation of SB 350, which expands the Renewable Portfolio Standard (RPS) to 50 

percent and doubles energy efficiency savings by 2030. 
 California Sustainable Freight Action Plan, which improves freight system efficiency, 

utilizes near-zero emissions technology, and deployment of ZEV trucks. 
 Implementing the proposed Short-Lived Climate Pollutant Strategy, which focuses on 

reducing CH4 and hydrocarbon emissions by 40 percent and anthropogenic black carbon 
emissions by 50 percent by year 2030. 

 Post-2020 Cap-and-Trade Program that includes declining caps. 
 20 percent reduction in GHG emissions from refineries by 2030. 
 Development of a Natural and Working Lands Action Plan to secure California’s land base 

as a net carbon sink. 
 
Nearly all of the specific measures identified in the 2017 Climate Change Scoping Plan would be 
implemented at the state level, with CARB and/or another state or regional agency having the 
primary responsibility for achieving required GHG reductions. The proposed project, therefore, 
would not directly conflict with any of the specific measures identified in the 2017 Climate Change 
Scoping Plan. The project is consistent with vehicle miles traveled (VMT) guidelines outlined in 
Senate Bill (SB) 743, and discussed in Transportation section 6.17. According to the guidelines, the 
screening threshold for small projects that do not require a quantitative VMT analysis and 
implementation of mitigation measures 110 or fewer trips per day. For the project, the daily traffic 
was 99 trips, which is less than 110 trips screening criteria.    
 
2040 Metropolitan Transportation Plan/Sustainable Communities Strategy 
AMBAG is the Metropolitan Planning Organization responsible for preparing the region’s 
Sustainable Communities Strategy (SCS), in compliance with SB 375.  The SCS is developed as part 
of regional transportation planning and is incorporated in the Metropolitan Transportation Plan 
prepared for the AMBAG region.  The most recent plan adopted by AMBAG is the 2040 
Metropolitan Transportation Plan/Sustainable Communities Strategy (MTP/SCS) (AMBAG, 2018). 
The 2040 MTP/SCS sets forth a forecasted development pattern for the region, which, when 
integrated with the transportation network and other transportation measures and policies, is intended 
to reduce GHG emissions from passenger vehicles and light duty trucks to achieve the regional GHG 
reduction targets set by CARB. 
 
CARB set targets for the AMBAG region as “not to exceed 2005 per capita levels of GHGs” by 2020 
and a five percent reduction from 2005 levels by 2035 (CAP). These targets applied to the AMBAG 
region as a whole for all on-road light duty trucks and passenger vehicles emissions, and not to 
individual cities or sub-regions. Therefore, AMBAG, through the 2040 MTP/SCS, must maintain or 
reduce these levels to meet the 2020 target and reduce these levels to meet the 2035 targets. 
 
As described under Section 6.14, Population and Housing, the proposed project is within the growth 
forecasts of the 2040 MTP/SCS. Therefore, the growth (and associated traffic) facilitated under 
implementation of the proposed project has been accounted for in the 2040 MTP/SCS’s growth 
projections, and the project would be consistent with the 2040 MTP/SCS. 
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Watsonville Climate Action Plan 
On April 9, 2015, the City of Watsonville released its final version of the City’s Climate Action Plan 
(CAP). The CAP sets forth 13 actions to help reduce GHG emissions in 2020 and 2030. Many of the 
actions identified in the CAP consist of items the City will pursue, such as reducing or removing 
permit fees for solar PV and solar water heaters, promoting infill development along transportation 
corridors, promoting traffic signal synchronization, and implementing formal bike lanes and 
infrastructure programs. The proposed project would not conflict with the City’s implementation of 
these actions. In addition, as described under response a), the project’s emissions would be consistent 
with the State’s 2030 reduction goals. Therefore, the proposed project would not conflict with or 
obstruct the implementation of a plan, policy, or regulation adopted for the purposes of reducing 
greenhouse gas emissions. This impact would be less than significant. 

 
References:   
Association of Monterey Bay Area Governments (AMBAG), 2018. 2040 Metropolitan Transportation 
Plan/Sustainable Communities Strategy.  

 
Bay Area Air Quality Management District (BAAQMD), 2017. CEQA Air Quality Guidelines. 
Available at: http://www.baaqmd.gov/~/media/files/planning-and-
research/ceqa/ceqa_guidelines_may2017-pdf.pdf?la=en (accessed October 6, 2019). 

 
California Air Resources Board (CARB). 2017. California’s 2017 Climate Change Scoping Plan. 
Available at: https://ww3.arb.ca.gov/cc/scopingplan/scoping_plan_2017.pdf (accessed October 6, 
2019). 
 
California Environmental Protection Agency (CalEPA). 2006.  Climate Action Team Report to 
Governor Schwarzenegger and the Legislature. Available at: 
https://www.climatechange.ca.gov/climate_action_team/reports/2006report/2006-04-
03_FINAL_CAT_REPORT.PDF (accessed October 6, 2019). 
  
City of Watsonville, 2015. City of Watsonville Climate Action Plan (CAP). 
Sacramento Metro Air Quality Management District (SMAQMD), 2018. CEQA Guidance & Tools. 
Chapter 6: Greenhouse Gases. Available at: 
http://www.airquality.org/LandUseTransportation/Documents/Ch6GHGFinal5-2018.pdf (accessed 
October 6, 2019). 
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6.9 Hazards and Hazardous Materials 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Create a significant hazard to the public or the 

environment through the routine transport, use, or 
disposal of hazardous materials? 

    

b) Create a significant hazard to the public or the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment? 

    

c) Emit hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-
quarter mile of an existing or proposed school? 

    

d) Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code §65962.5 and, as a result, would it 
create a significant hazard to the public or the 
environment? 

    

e) For a project located within an airport land use plan, or, 
where such a plan has not been adopted, within two miles 
of a public airport or public use airport, would the project 
result in a safety hazard for people residing or working in 
the project area?  

    

f) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency 
evacuation plan? 

    

g) Expose people or structures, either directly or indirectly, 
to a significant risk of loss, injury or death involving 
wildland fires?  

    

 
Conclusion: Regarding hazards and hazardous materials resources, the proposed project would not 
result in any significant environmental impacts.  
 
Documentation: 
a. Less than Significant Impact.  Construction of the proposed project, as well as ongoing 

maintenance, may involve the intermittent transport, use and disposal of potentially hazardous 
materials, including fuels and lubricants, paints, solvents, and other common materials. To maintain 
the health and safety of the public and environment during construction, any on-site hazardous 
materials that may be used, stored, or transported would be required to follow protocols determined 
by the U.S. EPA, California Department of Health and Safety, and City of Watsonville.   
 
The Watsonville General Plan has Goals which guide development in compliance with hazardous 
material management: 
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 Goal 12.1 Land Use Safety Plan for and regulate the uses of land in order to provide a pattern 
of urban development which will minimize exposure to hazards from either natural or human 
related causes.  

 Goal 12.5 Hazardous Materials: Reduce the potential danger related to the use, storage, 
transport, and disposal of hazardous materials to an acceptable level of risk for city residents. 

 Goal 12.A.5 Risk Reduction: The City shall identify avoid, and or minimize natural and 
human caused hazards in the development of property and the regulation of land use.  

 Goal 12.7 Emergency Preparedness. Anticipate the potential for disasters, maintain 
continuity or life support functions during an emergency, and maximize efforts for post-
emergency recovery.  

 
Buildout of the project includes a General Plan Map Amendment and zoning change to Residential 
High Density (RM-3). To manage hazardous waste associated with residential use, free household 
hazardous waste disposal is available to Watsonville residents at the City’s designated waste and 
recycle drop-off location (Watsonville Public Works).   
 
Project construction may also involve short-term transport, storage, and use of hazardous materials. 
Any hazardous substances generated, stored, transported, used, or disposed during construction 
would be subject to applicable federal, State, and local regulations. Given the existing General Plan 
goals, Federal, State, and local regulation and oversight of hazardous materials, the threat to public 
health and safety and the environment would be less-than-significant.  
 

b. Less than Significant Impact with Mitigation Incorporated.  An Environmental Site Assessments 
(ESA) was performed for the project covering the entire parcel. The Phase I ESA was prepared for 
the project site by AEI Consultants on March 18, 2020 (Appendix C). Construction of the proposed 
project would require the use and possible release of hazardous materials, such as paints and other 
solvents. However, the project would be required to comply with construction practices and 
mitigation measures to prevent, contain and/or clean-up potential spills and contamination from 
fuels, solvents, concrete wastes, and other potentially hazardous materials, such as asbestos-
containing materials and lead-based paint. Because the use and transport of hazardous materials 
would be required to follow Federal, State, and local regulations, the risk of releasing hazardous 
materials form accidents would be less than significant with mitigation incorporated. 
 
Asbestos-containing Materials   
The Phase I ESA determined that, due to the age of the existing residence, asbestos-containing 
materials (AMCs) could be present. ACMs were commonly used in building construction until the 
1980s. Asbestos generally does not pose a threat when it remains intact. However, when asbestos is 
disturbed and becomes airborne during demolition activities, significant impacts to human health 
could occur. Construction workers completing demolition activities, as well as surrounding uses, 
have the potential to be exposed to airborne asbestos emissions due to the potential presence of ACM.  
EPA’s National Emission Standards for Hazardous Air Pollutants (NESHAP) are stationary source 
standards for hazardous air pollutants requires that a thorough asbestos survey be performed prior to 
demolition or renovation activities that may disturb ACMs. This requirement may be enforced by 
federal, state and local regulatory agencies, and specifies that all suspect ACMs be sampled to 
determine the presence or absence of asbestos prior to any renovation or demolition activities which 
may disturb them to prevent potential exposure to workers, building occupants, and the environment.  
 
Mitigation Measure HAZ-1: Asbestos Containing Materials.  Per recommendations in the Phase 
I ESA performed for the project site, prior to any redevelopment or demolition activities the 
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Applicant shall: (1) survey the existing on-site structures for the presence of asbestos containing 
materials (to be conducted by an OSHA-certified inspector); and (2) if building elements containing 
any amount of asbestos are present, prepare a written Asbestos Abatement Plan describing activities 
and procedures for removal, handling, and disposal of these building elements using EPA- and/or 
OSHA-approved procedures, work practices, and engineering controls.   
 
Lead-based Paints   
The Phase I ESA determined that, due to the age of the existing residence, lead-based paints (LBPs) 
could be present. AEI recommended that the applicant consult with a certified Lead Risk Assessor 
to determine options for control of possible LBP hazards (see Mitigation Measure HAZ-2). 
Stringent local and State regulations may apply to LBP in association with building demolition/ 
renovations and worker/ occupant protection. Construction activities that disturb materials or paints 
containing any amount of lead may be subject to certain requirements of the OSHA lead standard 
contained in 29 CFR 1910.1025 and 1926.62  
 
Mitigation Measure HAZ-2: Consult with a Lead Risk Assessor.  The Applicant shall consult 
with a lead risk assessor to determine the options for control of possible LBP hazards. If present, the 
lead-based paint shall be removed and disposed of following lead abatement performance standards 
included in the U.S. Department of Housing and Urban Development Guidelines for Evaluation and 
Control of Lead-Based Paint program, in compliance with Title 8 California Code of Regulations 
(including Section 1532.1).  

 
c. Less than Significant Impact.  The closest schools are more than one-quarter mile from the project 

site. The schools are Freedom Elementary (0.47 miles east of the project site) and Rolling Hills 
Middle (0.34 miles to the southeast of the project site). As discussed in Section 6.9.a, construction 
and operation of the project would not generate hazardous emissions, nor result in the storage, 
handling, production, or disposal of acutely hazardous materials. Therefore, the impacts to schools 
from the project’s production or emission of hazardous materials or substances would be less than 
significant.   
 

d. Less than Significant Impact.  The project is not located on a site which is included on a list of 
hazardous materials sites compiled pursuant to Government Code 65962.5 (Cortese List). The Phase 
I ESA performed a regulatory database search and found the project property has been listed as a 
FINDS site since 2018. FINDS is a Facility Index System/Facility Registry System designation of a 
site that contains both facility information and directs to other sources that contain more detail.  No 
violations or releases were identified at the site. The EPA Facility Registry Service website indicated 
the listing was associated with the property due to the presence of an OSHA facility, which means 
the business is subject to OSHA requirements and regulations. The project site is not expected to 
represent a significant environmental concern. 
 
Adjacent to the parcel on the west side, the following two sites were listed on regulatory databases. 

 Shasta Scientific Glass, Inc., and Laser Devices Inc. The facility is listed as a small quantity 
generator and a handler of hazardous waste. No violations were found in association with 
this facility. In 1995, 0.36 tons of unspecified solvent mixture was generated and recycled. 
Based on a lack of violations and lack of a documented release, a review of regulatory agency 
files for this site was deemed unnecessary and is not expected to represent a significant 
environmental concern. 

 NUSAN Corporation. This facility is listed as a small quantity generator since at least 1996. 
This property is listed as a RCRA, FINDS and ECHO site in association with the above 
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RCRA listing. No violations or enforcement actions were identified on the EPA websites 
Envirofacts and ECHO. Based on the nature of this listing, lack of violations, and lack of a 
documented release, a review of regulatory agency files for this site was deemed unnecessary, 
and is not expected to represent a significant environmental concern. 

 North of the project, across Airport Boulevard, is the Watsonville Municipal Airport and 
Watsonville Diesel. The airport is listed on regulatory databases as a hazardous waste 
generator, a handler, and a chemical storage facility with a Hazardous Materials Business 
Plan. Most recently, no onsite violations were found in 2019 after inspection. In 2014, several 
administrative violations were found, but the facility became compliant in 2015. The facility 
had a LUST case that was closed in 2005. There were two 12,000-gallon tanks containing 
aviation gasoline that were leaking in 1994 due to corrosion of the piping and removed in 
1996. Remedial action included excavating the tank and contaminated soil, then treating the 
area. Completion of remedial actions and the case closure status rendered the review of 
regulatory files unnecessary. This facility is not expected to represent a significant 
environmental concern. 

 
While there are open and closed status Cortese List sites in the general area of the project, the project 
site is not located on a hazardous materials site pursuant to Government Code 65962.5 (Cortese List). 
Therefore, this impact would be less than significant.   
 

e. Less than Significant Impact.  The project is within two miles of the Watsonville Municipal 
Airport, which is a public airport and is located across the street from the project site. Santa Cruz 
County has been identified as a “no procedures county” as there is only one public use airport—the 
Watsonville Municipal Airport.  In accordance with Public Utilities Code (PUC) Section 21670.1(e), 
the preparation of an airport land use compatibility plan is not required; however, the City must 
submit future general and specific plans for review by the Caltrans Division of Aeronautics." 
 
The California Airport Land Use Planning Handbook (CalTrans, 2011) provides guidance for airport 
land use compatibility planning, as required by PUC Section 21670-21679.5.  The Handbook is 
intended to ensure compatible airport land uses by ensuring the safe and efficient operation of 
airports and the safety of people living or working near airports.  The Handbook defines six Airport 
Safety Zones, ranging from Zone 1 (Runway Protection Zone) to Zone 6 (Traffic Pattern Zone), and 
outlines land use restrictions for each zone.  The Handbook indicates that all new structures and 
residential land uses are prohibited in Airport Safety Zone 1 because the risk level is “very high” due 
to the high percentage of near-runway accidents in this zone. For Zone 6, the handbook does not 
recommend prohibiting any residential or nonresidential uses and recommends avoiding “outdoor 
stadiums and similar uses with very high intensities.” The risk level is “low” for Zone 6.  While the 
site is geographically close to the airport, the site is located in Zone 6, the Traffic Pattern Zone, 
which is the furthest zone from the airport’s runways.  Therefore, the project would not result in a 
safety hazard for people residing or working in the project area and the impact would be less than 
significant.    
 

f. No Impact.  The City of Watsonville does not have an adopted emergency response plan or 
emergency evacuation plan. A Local Hazard Mitigation Plan is under development (and not yet 
adopted) in Santa Cruz County. There is a proposed intersection improvement east of the project site 
at the intersection of Airport Boulevard and Holm Road, but project buildout would not create, 
interrupt, or otherwise reduce the ability of streets to circulate traffic. Any need for construction-
related traffic partial street closures would be temporary, intermittent, localized, and subject to 

Attachment 5
page 71 of 123

Page 231 of 392



 

72 | City of Watsonville  

standard City traffic management practices. The project would not result in significant change in 
existing circulation patterns and would have no effect on emergency response routes.   
 

g. Less Than Significant Impact.  The project site is urban and located in a local responsibility area 
according to the CalFire FRAP Map. The City’s General Plan maps a high fire hazard zone in 
Watsonville west of the project site in a wildland-dominated area. The project is not within the high 
fire hazard severity zone and impacts to people or structures involving wildland fires would be less 
than significant (see Section 6.20 Wildfire for further discussion).        
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6.10 Hydrology and Water Quality 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Violate any water quality standards or waste discharge 

requirements or otherwise substantially degrade surface 
or ground water quality?  

    

b) Substantially deplete groundwater supplies or interfere 
substantially with groundwater recharge such that the 
project may impede sustainable groundwater 
management of the basin?  

    

c) Substantially alter the existing drainage pattern of the site 
or area, including through the alteration of the course of a 
stream or river or through the addition of impervious 
surfaces in a manner which would: 

    

i. Result in a substantial erosion or siltation on- or off-
site; 

    

ii. Substantially increase the rate or amount of surface 
runoff in a manner which would result in flooding on- 
or offsite: 

    

iii. Create or contribute runoff water which would exceed 
the capacity of existing or planned stormwater 
drainage systems or provide substantial additional 
sources of polluted runoff; or  

    

d) In flood hazard, tsunami, or seiche zones, risk release of 
pollutants due to project inundation? 

    

e) Conflict with or obstruct implementation of a water 
quality control plan or sustainable groundwater 
management plan?  

    

 
Conclusion: Regarding hydrology and water quality, the proposed project would not result in any 
significant environmental impacts. 
 
Documentation:   
This hydrology analysis references the Stormwater Control Plan developed by Roper Engineering and 
the modified Tentative plans prepared by Bowman & Williams (Appendix D).  
 
a. Less than significant. Violations of water quality standards due to urban runoff can be prevented 

through implementation of existing regional water quality regulations and plans, including 
compliance with the City of Watsonville Stormwater post-Construction Standards (Resolution No. 
4-14, Adopted January 14, 2014, WMC Section 6-3.535), and the City’s Sewer Services (WMC 
Section 6-3.501 et seq.). The proposed project is subject to the following post-construction 
requirements: No. 1 Site Design and Runoff, Reduction, No. 2 Water Quality Treatment, No. 3 
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Runoff Retention and No. 4 Peak Management. All runoff from new impervious surfaces would be 
directed to the onsite bioretention facility in the northeast corner of the site.  
 
The preliminary design of stormwater treatment facilities and other stormwater pollution control 
measures in this plan are in accordance with the City of Watsonville Stormwater post-Construction 
Standards. The Water Quality Treatment, Peak Management Requirements, and additional detention 
measures to mitigate for existing stormwater system capacity issues have been met onsite by the 
proposed measures (Table 9). 
 

Table 9. Bioretention/Detention Pond Requirements 
Bioretention Required Size  Provided Size 

2,047 square feet 2,600 sf 
Retention Required Depth Provided Depth 

3.92 feet 3.92 feet 
Runoff Retention Required Volume Provided Volume 

4,077 cubic feet 4,077 cf 
Detention Required Volume Provided Volume 

3,539 cubic feet 3,720 cf 
Source: Bowman and Williams Civil Engineers and Land Surveyors, 2021 modified design 
calculations for 547 Airport Blvd. 

 
The City has a Small Municipal Separate Storm Sewer Systems (MS4) National Pollutant Discharge 
Elimination System (NPDES) permit (WQ Order No. 2013-0001-DWQ, General Permit 
CAS000004) and is required to implement all pertinent regulations of the program to control 
pollution discharges from new development. These regulations reduce non-point source pollutants 
through the implementation of Best Management Practices (BMPs) and other control measures that 
minimize or eliminate pollutants from urban runoff, thereby protecting downstream water sources. 
BMPs implemented to address commercial pollutant sources generally involve maintenance of storm 
drain facilities, parking lots, vegetated areas, and dissemination of educational materials. Project 
construction would be subject to City’s NPDES permit requirements during construction activities 
in addition to standard NPDES operational requirements.  
 
The City also has a Low Impact Development Ordinance which are also known at the City’s Post 
Construction Ordinance. In the project design, the applicant has included a drainage system 
consisting of an onsite collection basin and landscaped areas to collect and filter on‐site stormwater 
and irrigation run‐off. The impact would be less than significant.  

 
b. Less than significant. The project would not substantially deplete groundwater supplies or interfere 

substantially with groundwater recharge. The project does not include the installation of a well, rather 
the project would use water provided by the City’s water distribution system. The estimated amount 
of water that would be used by the project is provided in the Utilities and Service Systems section 
(6.19).  
 
Further, and all runoff from the site would be metered out into the storm drainpipe underneath 
Airport Blvd. An impermeable liner would be placed along the east side of the pond to minimize 
infiltration onto the neighboring property. There are no riparian areas nor sensitive habitats onsite. 
Additional BMPs would be implemented and are discussed in Section 6.10(ci-ciii). The retention 
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basins included as a part of the project would, in fact, result in an increase in groundwater recharge. 
Impacts would be less than significant.  

 
ci. Less than Significant. The proposed project would result in an increase of impervious area, resulting 

in approximately 44,626 square feet of new coverage, totaling approximately 51,634 square feet of 
impervious surfaces. Currently onsite there is a residence, office trailer and large concrete slab that 
will be removed. Runoff from all proposed impervious surfaces will be directed to the bioretention 
facilities where water quality treatment will begin. The project must comply with post construction 
requirements including performance requirement No. 2, which requires the project to treat 
stormwater runoff to reduce pollutant loads and concentrations using physical, biological, and 
chemical removal. Runoff treatment is flow-based using a minimum four percent bioretention ratio 
to new or replaced impervious area. The project’s 51,169 square feet of impervious area x 0.04 = 
2,047 square feet of required bioretention, but onsite there is 2,600 square feet of bioretention area 
provided. The impact would be less than significant. 

 
cii. Less than Significant. The project design incorporates several strategies to reduce runoff. At the 

parcel, there are no natural drainage features and no native vegetation exists on the site, except for 
four trees at the site’s southern border. Impervious surfaces will cover most of the site, with 
recreation areas designed to capture runoff with large open space areas that will take runoff safely 
away from building foundations and footings, consistent with California building code. 

 
All runoff from new impervious surfaces is to be directed to the bioretention facility, and the project 
would comply with the following site design measures: 

 
 Direct roof runoff onto vegetated areas safely away from building foundations and footings, 

consistent with California building code. 
 Direct runoff form sidewalks, walkways, and/or patios onto vegetated areas safely away from 

building foundations and footings, consistent with California Building Code  
 Direct runoff from driveways and/or uncovered parking lots onto vegetated areas safely away 

from building foundations and footings, consistent with California Building Code. 
 
BMPs are in place to prevent surface runoff and flooding on- and offsite. The City will require the 
project’s use of BMPs, as listed in the post-construction requirements. BMPs preventing flooding 
and runoff include protection of storm drains through vegetated filter traps and/or catch basins. With 
these BMPs in place, the impact would be less than significant.  
 

ciii. Less than significant. The proposed project would not create or contribute runoff water that would 
exceed capacity of existing or planned stormwater drainage systems. In order to satisfy water quality 
requirements, runoff from events up to the 95th percentile 24-hour rainfall event (1.3 inches) shall 
be retained on site. Per the Stormwater Control Plan, the project’s total required stormwater capacity 
is 3,539 cubic feet (cf); the project includes bioretention pond with 3,720 cf capacity, which is in 
excess of the required amount as shown in Table 9 above.   

 
Discharge generated from project development is less than the existing discharge for the site [See 
answers c.ii and c.iii. The proposed basin has adequate capacity for the proposed development. 
Drainage patterns would not be altered, and the impact would be less than significant. 
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d. No impact. The project is not located in a tsunami zone, nor seiche zone.  The project is not located 
within a 100‐ or 500-year floodplain, as mapped by the Federal Emergency Management Agency 
(FEMA). The parcel is rated by FEMA as Zone X, defined as an “area of minimal flood hazard.”  
 

e. Less than significant. As a result of planned treatment features, impacts related to violation of water 
quality standards would be less than significant. A Storm Water Control Plan was prepared by Roper 
Engineering, in accordance with Watsonville Municipal Code Section 6-3.535 Post-construction 
requirements. The stormwater control measures proposed for this development are the bioretention 
facilities for Stormwater Quality and Runoff Retention. The bioretention facility will comply with 
the City of Watsonville's Standard Bioretention Facility LID-001. This bioretention facility 
specification is used by the Central Coast Regional Water Quality Control Board (RWQCB).  
 
The 2015 adoption of the State’s Model Water Efficient Landscape Ordinance (MWELO) applies to 
projects requiring a planning-level permit that contains over 500 square feet of new or rehabilitated 
landscape areas. The new MWELO reduces the size of turf areas in residential projects and prohibits 
turf in commercial projects. It also requires the use of highly efficient irrigation methods and is 
predicted to reduce landscape water use in new projects by 30 percent or more. During construction, 
temporary BMPs and erosion control measures would be put in place to reduce construction and 
post‐construction siltation. For more information on BMPs, see Section 6.10(ci-ciii). Once 
developed, the project site would have no exposed soils and would not provide for any erosion 
potential.  
 
The Pajaro Valley Water Management Agency is responsible for sustainable groundwater 
management in the region. The City of Watsonville does obtain potable water from groundwater 
resources in the basin. However, the project would not conflict with sustainable groundwater 
management in the area as the project is consistent with the City’s Urban Water Management Plan. 
Compliance with the existing plans reduces the project’s impacts to less than significant.  
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6.11 Land Use and Planning 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Physical divide an established community?     

b) Cause a significant environmental impact due to a 
conflict with any land use plan, policy, or regulation 
adopted for the purpose of avoiding or mitigating an 
environmental effect? 

    

 
Conclusion: Regarding land use and planning, the proposed project would not result in any significant 
environmental impacts.  
 
Documentation: 
a. No Impact. The project represents infill development on property with existing access that would 

remain unchanged.  The project would not physically divide an established community. While it 
does involve the construction of four residential buildings and demolition of an existing residence, 
the project does not include the construction of a physical structure or removal of a primary access 
route that would limit mobility within an established community or between a community and 
outlying areas.  There would be no impact. 
 

b. Less than Significant Impact.  The proposed project requires approval from the City Planning 
Commission and City Council for a General Plan Map Amendment and rezoning from current zoning 
of Industrial Park (IP) to Multiple Residential-High Density (RM-3).  Assuming adoption of the 
General Plan amendment, the project would not cause a significant environmental impact due to 
conflict with any applicable land use plan adopted for the purpose of avoiding or mitigating an 
environmental effect, including the City’s 2005 General Plan and Zoning Ordinance. The project is 
not located within an adopted specific plan area.   
 
The project is not consistent with the General Plan’s Land Use and Community Development Policy 
4.D to promote modernization and protection of industrial lands for future industry. The 1.57 acre 
project represents approximately 0.3% of the 496.9 acres of land designated as Industrial in the 
General Plan, and the same percentage of the 505 acres zoned either Industrial Park (IP) or General 
Industrial (IG). The existing industrial operation is small and not a major employer in the City. The 
site also abuts the Residential Medium (RM-2) designation to the east. Therefore, changing the 
designation will represent a small, marginal adjustment to the overall Land Use plan with minimal 
changes to the City’s industrial base and the ability to maintain a robust number of jobs in the City. 
While the project is not consistent with the Policy related to industrial lands, it is consistent with the 
City’s 2015-2023 the Housing Element, the project is consistent with providing housing (Goal 3.0) 
that helps meet the needs of all income levels or economic segments (Policy 3.1) and provides high-
quality ownership housing opportunities for current and future residents (Policy 3.2). Residential 
development on this infill site with 21 new dwelling units, including 3 units affordable to lower-
income residents, will help the City meet the housing needs outlined in the Housing Element while 
avoiding the inducement of sprawl associated with developing a vacant site elsewhere.  
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The project would also be consistent with all relevant Goals and Policies including the policies below 
concerning water quality resources and preservation, including the following: 
 

 Goal 9.5 Water Quality – Ensure that surface and groundwater resources are protected. 
 Policy 9.D Water Quality – The City shall provide for the protection of water quality to meet 

all beneficial uses, including domestic, agricultural, industrial, recreational, and ecological 
uses. 

 
The project would be required to comply with regional waste discharge requirements and the City’s 
regulations to minimize stormwater, surface water, and groundwater pollution, including utilization 
of BMPs.   
 
The project is generally consistent with the purpose of the RM-3 Zoning District, because the 
development would “…provide for the development of areas for greater residential density; to 
stabilize and protect residential characteristics of the district; and to promote a suitable environment 
for the lives of families and single persons living in the district.” WMC § 14-16.400. While 
townhouse projects involving 10 or fewer dwelling units are principally permitted, projects involving 
11 or more units are allowed conditionally with approval of a Special Use Permit.  WMC § 14-
16.403. Allowed residential densities for land designated high density are between 14 and 36.99 
units per net acre. The project is proposing 21 units on 1.57 acres.  The project’s residential density 
is based on the net developable acreage (i.e., the portion of a site remaining after public or private 
rights-of-way and land not developable are subtracted from the total acreage, used for density 
calculations). As the private drives represent 0.27± acres, the project would result in a density of 
16.2 units per net acre, and is within the permitted range for land designated high density. 
 
The site is already heavily impacted as it is currently used for industrial processing of rebar, and the 
current zoning is not designed to mitigate environmental impacts. The proposed General Plan 
Amendment and Zone Change for the site will not significantly affect the employment base in the 
City but it will help the City meet the housing needs of its residents. The project would not cause a 
significant environmental impact due to a conflict with any land use plan, policy, or regulation 
adopted for the purpose of avoiding or mitigating an environmental effect.  The impact is less than 
significant. 
 

References:   
City of Watsonville, 2005. General Plan. Available at: https://www.cityofwatsonville.org/160/2005-
General-Plan (accessed May 7, 2020). 
 
City of Watsonville, 2019. Zoning Ordinance. Available at: 
https://www.codepublishing.com/CA/Watsonville/ (accessed May 7, 2020). 
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6.12 Mineral Resources 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Result in the loss of availability of a known mineral 

resource that would be of value to the region and the 
residents of the State? 

    

b) Result in the loss of availability of a locally important 
mineral resource recovery site delineated on a local 
general plan, specific plan or other land use plan? 

    

 
Conclusion: Regarding mineral resources, the proposed project would not result in any significant 
environmental impacts.  
 
Documentation:  
a. No Impact. The State Board of Mining and Geology has adopted regulations to protect lands 

classified as MRZ-2 (i.e., lands where information indicates that significant stone, sand, and/or 
gravel deposits are present, or where a high likelihood for their presence exists; and lands otherwise 
designated as areas of statewide or regional significance relative to mineral resources). Mapping 
conducted in 1986 and 1987 of the project site area by the State Division of Mines and Geology did 
not indicate that the City of Watsonville contained any MRZ-2 designated resource zones.  
 
The General Plan designates a Regionally Significant Construction Aggregate Resources site along 
the south side of Buena Vista Drive and southwest of Harkins Slough Road, over one mile east of 
the proposed project but the project would have no impact on this resource. The proposed project 
would not result in the loss of availability of a known mineral resource of value to the region and the 
residents of the State and no impact would occur. 
 

b. No Impact.  Refer to Section 6.12.a, above. The project would have no impact in mineral 
availability. 
 

References:   
City of Watsonville, 2005. General Plan, Chapter 9, Environmental Resources page 118. Available at: 
https://www.cityofwatsonville.org/160/2005-General-Plan (accessed March 5, 2020). 
 
State of California Department of Conservation, 1987. Division of Mines and Geology Mineral Land 
Classification: Aggregate Materials in the San Francisco-Monterey Bay Area. Page 49.  
 
State of California Department of Conservation, 1987. Division of Mines and Geology Mineral Land 
Classification: Report No.7, Designation of Regionally Significant Construction Aggregate Resource 
Areas in the South San Francisco Bay, North San Francisco Bay, Monterey Bay Production-
Consumption Regions. 
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6.13 Noise 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project result in:     
a) Generation of substantial temporary or permanent 

increase in ambient noise levels in the vicinity of the 
project in excess of standards established in the local 
general plan or noise ordinance, or applicable standards 
of other agencies?  

    

b) Generation of excessive groundborne vibration or 
groundborne noise levels?  

    

c) For a project located within the vicinity of a private 
airstrip or an airport land use plan or, where such a plan 
has not been adopted, within two miles of a public airport 
or public use airport, would the project expose people 
residing or working in the project area to excessive noise 
levels?  

    

 
Conclusion: Regarding potential noise and vibration impacts, the proposed project would not result in 
any significant environmental impacts after the incorporation of mitigation. In addition, best 
management practices (BMPs) for the control of temporary construction noise levels are identified and 
incorporated into the project below.  
 
Documentation:  
a. Less than significant with mitigation incorporated. As described below, the proposed project 

would not generate a substantial temporary or permanent increase in ambient noise levels in the 
vicinity of the project site. This impact would be less than significant. 

 
Noise Fundamentals: “Sound” is a vibratory disturbance created by a moving or vibrating source 
and is capable of being detected. For example, airborne sound is the rapid fluctuation of air pressure 
above and below atmospheric pressure. “Noise” may be defined as unwanted sound that is typically 
construed as loud, unpleasant, unexpected, or undesired by a specific person or for a specific area. 
 
Sound has three properties: frequency (or pitch), amplitude (or intensity or loudness), and duration. 
Pitch is the height or depth of a tone or sound and depends on the frequency of the vibrations by 
which it is produced. Sound frequency is expressed in terms of cycles per second, or Hertz (Hz). 
Humans generally hear sounds with frequencies between 20 and 20,000 Hz and perceive higher 
frequency sounds, or high pitch noise, as louder than low-frequency sound or sounds low in pitch. 
Sound intensity or loudness is a function of the amplitude of the pressure wave generated by a noise 
source combined with the reception characteristics of the human ear. Atmospheric factors and 
obstructions between the noise source and receptor also affect the loudness perceived by the receptor. 
The frequency, amplitude, and duration of a sound all contribute to the effect on a listener, or 
receptor, and whether or not the receptor perceives the sound as “noisy” or annoying. Despite the 
ability to measure sound, human perceptibility is subjective, and the physical response to sound 
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complicates the analysis of its impact on people. People judge the relative magnitude of sound 
sensation in subjective terms, such as “noisiness” or “loudness.” 
 
Sound pressure levels are typically expressed on a logarithmic scale in terms of decibels (dB). A dB 
is a unit of measurement that indicates the relative amplitude (i.e., intensity or loudness) of a sound, 
with 0 dB corresponding roughly to the threshold of hearing for the healthy, unimpaired human ear. 
Since decibels are logarithmic units, an increase of 10 dBs represents a ten-fold increase in acoustic 
energy, while 20 dBs is 100 times more intense, 30 dBs is 1,000 times more intense, etc. In general, 
there is a relationship between the subjective noisiness or loudness of a sound and its intensity, with 
each 10 dB increase in sound level perceived as approximately a doubling of loudness. Due to the 
logarithmic basis, decibels cannot be directly added or subtracted together using common arithmetic 
operations: 

50 𝑑𝑒𝑐𝑖𝑏𝑒𝑙𝑠 + 50 𝑑𝑒𝑐𝑖𝑏𝑒𝑙𝑠 ≠ 100 𝑑𝑒𝑐𝑖𝑏𝑒𝑙𝑠 
 
Instead, the combined sound level from two or more sources must be combined logarithmically. For 
example, if one noise source produces a sound power level of 50 dBA, two of the same sources 
would combine to produce 53 dB as shown below. 

10 ∗  10 𝑙𝑜𝑔 ൬10
ቀ

ହ଴
ଵ଴

ቁ
+ 10

ቀ
ହ଴
ଵ଴

ቁ൰ = 53 𝑑𝑒𝑐𝑖𝑏𝑒𝑙𝑠  

 
In general, when one source is 10 dB higher than another source, the quieter source does not add to 
the sound levels produced by the louder source because the louder source contains ten times more 
sound energy than the quieter source. 
 
Although humans generally can hear sounds with frequencies between 20 and 20,000 Hz most of the 
sound humans are normally exposed to do not consist of a single frequency, but rather a broad range 
of frequencies perceived differently by the human ear. In general, humans are most sensitive to the 
frequency range of 1,000–8,000 Hz and perceive sounds within that range better than sounds of the 
same amplitude in higher or lower frequencies. Instruments used to measure sound, therefore, 
include an electrical filter that enables the instrument’s detectors to replicate human hearing. This 
filter known as the “A-weighting” or “A-weighted sound level” filters low and very high frequencies, 
giving greater weight to the frequencies of sound to which the human ear is typically most sensitive. 
Most environmental measurements are reported in dBA, meaning decibels on the A-scale.  
 
Sound levels are usually not steady and vary over time. Therefore, a method for describing either the 
average character of the sound or the statistical behavior of the variations over a period of time is 
necessary. The continuous equivalent noise level (Leq) descriptor is used to represent the average 
character of the sound over a period of time. The Leq represents the level of steady-state noise that 
would have the same acoustical energy as the sum of the time-varying noise measured over a given 
time period. Leq is useful for evaluating shorter time periods over the course of a day. The most 
common Leq averaging period is hourly, but Leq can describe any series of noise events over a given 
time period. 
 
When considering environmental noise, it is important to account for the different responses people 
have to daytime and nighttime noise. In general, during the nighttime, background noise levels are 
generally quieter than during the daytime but also more noticeable due to the fact that household 
noise has decreased as people begin to retire and sleep. Accordingly, a variety of methods for 
measuring and normalizing community environmental noise have been developed. The California 
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Office of Planning and Research’s General Plan Noise Element Guidelines identifies the following 
common metrics for measuring noise (OPR, 2017): 

 Ldn (Day-Night Average Level): The average equivalent A-weighted sound level during a 
24-hour day, divided into a 15-hour daytime period (7 AM to 10 PM) and a 9-hour nighttime 
period (10 PM to 7 AM). A 10 dB “penalty” is added to measure nighttime noise levels when 
calculating the 24-hour average noise level. For example, a 45-dBA nighttime sound level 
(e.g., at 2 AM) would contribute as much to the overall day-night average as a 55-dBA 
daytime sound level (e.g., at 7 AM). 

 CNEL (Community Noise Equivalent Level): The CNEL descriptor is similar to Ldn, 
except that it includes an additional 5 dBA penalty for noise events that occur during the 
evening time period (7 PM to 10 PM). For example, a 45-dBA evening sound level (e.g., at 
8 PM) would contribute as much to the overall day-night average as a 50-dBA daytime sound 
level (e.g. at 8 AM). 

The artificial penalties imposed during Ldn and CNEL calculations are intended to account for a 
receptor’s increased sensitivity to noise levels during quieter nighttime periods. As such, the Ldn 
and CNEL metrics are usually applied when describing longer-term ambient noise levels because 
they account for all noise sources over an extended period of time and account for the heightened 
sensitivity of people to noise during the night. In contrast, the Leq metric is usually applied to shorter 
reference periods where sensitivity is presumed to remain generally the same.  
 
The energy contained in a sound pressure wave dissipates and is absorbed by the surrounding 
environment as the sound wave spreads out and travels away from the noise generating source. The 
strength of the source is often characterized by its “sound power level.” Sound power level is 
independent of the distance a receiver is from the source and is a property of the source alone. 
Knowing the sound power level of an idealized source and its distance from a receiver, sound 
pressure level at the receiver point can be calculated based on geometrical spreading and attenuation 
(noise reduction) as a result of distance and environmental factors, such as ground cover (asphalt vs. 
grass or trees), atmospheric absorption, and shielding by terrain or barriers.  
 
For an ideal “point” source of sound, such as mechanical equipment, the energy contained in a sound 
pressure wave dissipates and is absorbed by the surrounding environment as the sound wave spreads 
out in a spherical pattern and travels away from the point source. Theoretically, the sound level 
attenuates, or decreases, by 6 dB with each doubling of distance from the point source. In contrast, 
a “line” source of sound, such as roadway traffic or a rail line, spreads out in a cylindrical pattern 
and theoretically attenuates by 3 dB with each doubling of distance from the line source; however, 
the sound level at a receptor location can be modified further by additional factors. The first is the 
presence of a reflecting plane such as the ground. For hard ground, a reflecting plane typically 
increases A-weighted sound pressure levels by 3 dB. If some of the reflected sound is absorbed by 
the surface, this increase will be less than 3 dB. Other factors affecting the predicted sound pressure 
level are often lumped together into a term called “excess attenuation.” Excess attenuation is the 
amount of additional attenuation that occurs beyond simple spherical or cylindrical spreading. For 
sound propagation outdoors, there is almost always excess attenuation, producing lower levels than 
what would be predicted by spherical or cylindrical spreading. Some examples include attenuation 
by sound absorption in air; attenuation by barriers; attenuation by rain, sleet, snow, or fog; 
attenuation by grass, shrubbery, and trees; and attenuation from shadow zones created by wind and 
temperature gradients. Under certain meteorological conditions, like fog and low-level clouds, some 
of these excess attenuation mechanisms are reduced or eliminated due to noise reflection. 
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Noise Effects on Human Beings: Human response to sound is highly individualized because many 
factors influence a person’s response to a particular noise, including the type of noise, the variability 
of the sound level, the presence of tones or impulses, and the time of day of the noise occurs. In 
addition, non-acoustical factors, such as the person’s opinion of the noise source, the ability to adapt 
to the noise, the attitude towards the source and those associated with it, and the predictability of the 
noise, all influence a person’s response.  As such, response to noise varies widely from one person 
to another and with any particular noise, individual responses will range from “not annoyed” to 
“highly annoyed” with annoyance being an expression of negative feelings resulting from 
interference with activities, the disruption of one’s peace of mind, or degradation of the enjoyment 
of one’s environment. 
 
Noise effects on human beings are generally categorized as: 

 Subjective effects of annoyance, nuisance, and/or dissatisfaction 
 Interference with activities such as speech, sleep, learning, or relaxing 
 Physiological effects such as startling and hearing loss 

Most environmental noise levels produce subjective or interference effects. Noise can mask 
important sounds and disrupt communication between individuals in a variety of settings, resulting 
in a slight irritation to a serious safety hazard, depending on the circumstance. Noise-induced sleep 
interference is a critical factor in community and personal annoyance.  Sound level, frequency 
distribution, duration, repetition, and variability can make it difficult to fall asleep and may cause 
momentary shifts in the natural sleep pattern, or level of sleep resulting in short-term adverse effects 
such as mood changes, job/school performance, etc.  
 
Physiological effects are usually limited to prolonged and/or repeated exposure to high noise 
environments at facilities such as, but not limited to, industrial and manufacturing facilities or 
airports.   
 
Predicting the subjective and interference effects of noise is difficult due to the wide variation in 
individual thresholds of annoyance and past experiences with noise; however, an accepted method 
to determine a person’s subjective reaction to a new noise source is to compare it to the existing 
environment without the noise source, or the “ambient” noise environment. In general, the more a 
new noise source exceeds the ambient noise level, the more likely it is to be considered annoying 
and to disturb normal activities. 
 
Under controlled conditions in an acoustical laboratory, the trained, healthy human ear is able to 
discern 1‐dB changes in sound levels when exposed to steady, single‐frequency (“pure‐tone”) signals 
in the mid‐frequency (1,000–8,000 Hz) range. In typical noisy environments, changes in noise of 1 
to 2 dB are generally not perceptible; however, it is widely accepted that people are able to begin to 
detect sound level increases of 3 dB in typical noisy environments. Further, a 5-dB increase is 
generally perceived as a distinctly noticeable increase, and a 10 dB increase is generally perceived 
as a doubling of loudness that would almost certainly cause an adverse response from community 
noise receptors. 
 
Existing Noise and Vibration Environment: Located on the border between an industrial portion of 
the City and residential land uses, the approximately 1.57-acre project area is generally configured 
in a north-south orientation and bounded by Airport Blvd to the north, industrial land uses to the 
west and south, and residential properties to the east. The Watsonville Municipal Airport is across 
Airport Blvd. 
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The General Plan Public Safety Element identifies that transportation noise is the predominant source 
of noise in the City. Highway 1 and State Route 129 are specifically identified as major sources of 
noise in the city due to their high traffic volumes and high vehicle travel speed (City of Watsonville, 
1990 pgs. 185 and 191); however, the project area is located approximately 0.5 miles from Highway 
1 and more than a mile from State Route 129. The northern end of the project site is located 
approximately 40 feet from the centerline of Airport Boulevard, a two-way, undivided, five-to-six 
lane roadway with a posted speed limit of 45 miles per hour (mph). 

 
The existing traffic noise level for Airport Boulevard was computed using the U.S. Department of 
Transportation Federal Highway Administration’s Traffic Noise Model (TNM), Version 2.5. The 
model uses traffic volume, vehicle mix, vehicle speed, roadway geometry, and other variables to 
compute 24-hour traffic noise levels at user-defined receptor distances from the roadway center. The 
TNM modeling conducted for the project incorporates worst-case assumptions about motor vehicle 
traffic and noise levels; specifically, calculations are based on “hard” site conditions and do not 
incorporate any natural or artificial shielding.    
 
Information on existing average daily traffic volumes was obtained from a Focused Traffic Analysis 
prepared by W-Trans for the project (W-Trans, 2020). Traffic noise levels were estimated on a 24-
hour, CNEL exposure basis assuming equal hourly distribution of vehicle traffic. The mix of 
automobiles (94%), medium (2%) and heavy-duty trucks (1%), and motorcycles (3%) assigned to 
the roadway system was generated using the CARB EMFAC2017 model, which contains vehicle 
population data by different geographic regions. Vehicles were assumed to travel 45 miles per hour. 
The results of the modeling indicate existing traffic noise levels at the site are approximately 74.8 
CNEL at the northern property line. Please refer to Appendix E for detailed information on existing 
traffic noise modeling assumptions. 
 
The General Plan Public Safety Element also identifies portions of the City are affected by airport 
and railroad noise sources. The project area is approximately 90 feet from the southern border of the 
Watsonville Municipal Airport and does not have any rail lines in proximity. Based on an Aircraft 
Noise Monitoring Report prepared by WJV acoustics in 2018 it is anticipated the site is also exposed 
to aircraft noise levels of approximately 46.5 CNEL (WVJ Acoustics, 2018). 

 
Non-transportation sources also contribute to the City’s existing noise environment. Residential and 
commercial land uses located near the project area generate noise from daily operations of 
landscaping equipment, stationary sources such as heating, ventilation, and air conditioning (HVAC) 
equipment, business deliveries, solid waste pickup services, etc. Such sources are considered local 
source of noise that only influence the immediate surroundings. 
 
Based on the above information, it is anticipated traffic on Airport Boulevard is the primary source 
of ambient noise in the project vicinity and that 24-hour noise level is approximately 74.8 CNEL 
along the project site’s northern property line. 
 
Noise Sensitive Receptors 
Noise sensitive receptors are buildings or areas where unwanted sound or increases in sound may 
have an adverse effect on people or land uses. Residential areas, hospitals, schools, and parks are 
examples of noise sensitive receptors that could be sensitive to changes in existing environmental 
noise levels. The noise sensitive receptors adjacent or in close proximity (within 1,000 feet) of the 
perimeter of the proposed project include: 
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 The Colonial Manor Mobile Home Park, immediately east of the project site; and 
 Single-family homes along Jeanette Way, south / south-east of the project site. At the closest, 

these receptors are approximately 185 feet from the project site. 
 
Applicable Noise Standards: The California Building Standards Code is contained in Title 24 of 
the California Code of Regulations and consists of 11 different parts that set various construction 
and building requirements. Part 2, California Building Code, Section 1207, Sound Transmission, 
establishes sound transmission standards for interior walls, partitions, and floor/ceiling assemblies. 
Specifically, Section 1207.4 establishes that interior noise levels attributable to exterior noise sources 
shall not exceed 45 dBA DNL or CNEL (as set by the local General Plan) in any habitable room. 
 
The California Green Building Standards Code is Part 11 to the California Building Standards 
Code. Chapter 5, Nonresidential Mandatory Standards, Section 5.507 establishes the following 
requirements for non-residential development that may be applicable to the proposed project.  

 5.507.4.1.1 sets forth that buildings exposed to a noise level of 65 dB Leq (1-hour) during 
any hour of operation shall have exterior wall and roof-ceiling assemblies exposed to the 
noise source meeting a composting sound transmission class (STC) rating of at least 45 (or 
an outdoor indoor transmission class (OITC) of 35), with exterior windows of a minimum 
STC of 40.  

 Section 5.507.4.2 sets forth that wall and roof assemblies for buildings exposed to a 65 dBA 
Leq pursuant to Section 5.507.4.1.1, shall be constructed to provide an interior noise 
environment attributable to exterior sources that does not exceed 50 dBA Leq in occupied 
areas during any hour of operation. This requirement shall be documented by preparing an 
acoustical analysis documenting interior sound levels prepared by personnel approved by the 
architect or engineer of record. 

 
Watsonville General Plan Chapter 12, Public Safety, of the Watsonville General Plan includes 
the following goals and policies relevant to the proposed project: 

 
 Goal 12.8 Noise Hazard Control. Evaluate new and existing land uses in the city for 

compatibility related to noise effects and require, as appropriate, mitigation where harmful 
effects can be identified, and measurable improvement will result.   

 
 Policy 12.M Noise. The City shall utilize land use regulations and enforcement to ensure that 

noise levels in developed areas are kept at acceptable levels, and that future noise-sensitive 
land uses are protected from noise that is harmful.  

 
The Public Safety Element also identifies the City’s noise compatibility guidelines for different land 
uses. According to Figure 12-6 of the General Plan, the normally acceptable noise limit for multi-
family residential land uses is 70 CNEL and the conditionally acceptable noise limit is 75 CNEL 
(Watsonville, 2005; Figure 12-6). 
 
 
 
 
 

Attachment 5
page 86 of 123

Page 246 of 392



 

547 Airport Blvd Project IS/MND | 87 

 
Figure 10. Land Use Compatibility for Community Noise Environments 
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Watsonville Municipal Code To implement the City’s noise policies, the City adopted Chapter 8, 
Noise, in Title 5, Public Welfare, Morals, and Conduct, of the Watsonville Municipal Code (WMC).  
WMC Chapter 5-8 prohibits specific types of noises, such as continuous or unusually loud noise which 
disturbs residential property or public ways within the City. Specifically, it is unlawful for any person 
to generate noise which either annoys, disturbs, injures, or endangers the comfort, repose, health, peace, 
or safety of others on residential property or public ways within the City, including, but not limited to:  
 

 The use of radios, music instruments, stereos, televisions, or other similar devices that disturb 
the peace and quiet of neighboring residential inhabitants, including the use of such devices 
between the hours of 7 PM and 7 AM that are plainly audible at a distance of 50 feet from the 
structure in which the device is located (WMC Section 5-8.02(a)).  

 Yelling, shouting, hooting, whistling, or signing originating from any residential property or 
upon any public way at any time so as to annoy or disturb the quiet comfort and repose of 
nearby persons (WMC Section 5-8.02(c)).  
 

Noise Impact Analysis  
Temporary Construction Noise: As described in Section 6.3, Air Quality, the proposed project involves 
the construction of a 21-unit townhouse development on an existing rebar processing facility over an 
approximately 12-month period. Construction activities would disturb approximately 1.57 acres, and 
would include demolition, site preparation, grading, construction, paving, and architectural coating 
work. Project construction activities, duration, and typical equipment usage are shown in Table 2, 
Construction Activity, Duration, and Typical Equipment. 
  
Project construction would require the use of heavy-duty construction equipment that could temporarily 
increase noise levels at adjacent property lines near work areas. The type of equipment used would 
include bulldozers, backhoes, a grader, a scraper, compactors/rollers, small cranes, and material 
handlers, lifts, and trucks. Data from Table 2 Typical Construction Equipment Noise Levels (dBA), in 
Section 6.3 Air Quality, presents the estimated, worst-case noise levels that could occur from operation 
of typical construction equipment used to develop the project. Given the site is narrow and construction 
would be taking place along the peripherals of the site, potential construction noise levels are estimated 
for worst-case equipment operations at a distance of 50-feet (from a property line) for all project phasing. 
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Table 10. Typical Construction Equipment Noise Levels (dBA) 

Equipment 
Reference Noise Level 
at 50 Feet (Lmax)(A) 

Percent Usage 
Factor(B) 

Predicted Noise Levels 
(Leq) at 50 Feet 

Bulldozer 85 40 81 

Backhoe 80 40 76 

Compact Roller 80 20 73 

Concrete Mixer 85 40 81 

Crane 85 16 77 

Excavator 85 40 81 

Generator 82 50 79 

Pneumatic tools 85 50 82 

Scraper 85 40 82 

Delivery Truck 85 40 81 
Sources: Caltrans, 2013 and FHWA, 2010. 

(A) Lmax noise levels based on manufacturer’s specifications. 
(B) Usage factor refers to the amount of time the equipment produces noise over the time period. 

 
The worst-case Leq noise levels associated with the operation of a bulldozer and scraper are predicted 
to be approximately 81 and 82 dBA, respectively, at a distance of 50 feet from the equipment operating 
area. At an active construction site, it is not uncommon for two or more pieces of construction equipment 
to operate at the same time and in close proximity. A single bulldozer provides a sound level of 81 dBA 
Leq at a distance of 50 feet; when two identical sound levels are combined, the noise level increases to 
84 dBA Leq and when three identical sound levels are combined, the noise level increases to 86 dBA 
Leq. These estimates assume no shielding or other noise control measures are in place at or near the 
work areas. These maximum noise levels would occur for a short period time; as demolition (20 days), 
site preparation (2 days) and grading (4 days) is completed. The majority of activities at the site (i.e., 
building construction; 200 days) would likely involve less operation of heavy-duty off-road equipment 
and, as the townhomes are developed, they would provide shielding from on-site noise levels at nearby 
sensitive receptor locations. 

 
The noise generated from project construction would be temporary and would not produce the same 
sound levels every day. In addition, the City does not maintain numeric thresholds for the purposes of 
evaluating construction noise level. Neither the General Plan nor the Watsonville Municipal Code 
specify a noise level for construction activities.  Project construction noise, therefore, would not exceed 
an applicable standard and would not result in a significant impact. Nonetheless, noise levels of 85 dBA 
Leq on an hourly basis are typically considered intrusive and would have the potential to interfere with 
the quiet, comfort, and use of adjacent, exterior residential areas, particularly the residential areas east 
of the site (Colonial Manor) and southeast of the site (along Jeanette Way). The City will require the 
implementation of BMPs as conditions of project approval to reduce the potential for construction noise 
levels to annoy and intrude upon adjacent residential areas. These BMPs outlined in Mitigation 
Measure NOISE-1 would reduce construction noise levels and provide a mechanism for responding to 
construction noise complaints, thereby ensuring project construction would not result in a substantial, 
temporary increase in noise levels. 
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Mitigation Measure NOISE-1: Construction Noise Control Best Management Practices: The City 
shall require the Applicant to incorporate the following construction noise best management practices 
into all applicable project bid, design, and engineering documents:  

 

1) Construction work hours shall be limited to the hours of 7 AM to 7 PM.  
2) A sign on site shall identify the project by name and shall also provide a contact name and phone 

number for the job site and the project’s representative for addressing noise concerns. 

3) Heavy equipment engines shall be covered and exhaust pipes shall include a muffler in good 
working condition. 

4) Stationary equipment such as compressors, generators, and welder machines shall be located as 
far away from surrounding residential land uses as possible. The project shall connect to existing 
electrical service at the site to avoid the use of stationary, diesel- or other alternatively-fueled 
power generators, if feasible. 

5) Impact tools such as jack hammers shall be hydraulically or electrically powered wherever 
possible to avoid noise associated with compressed air exhaust from pneumatically powered 
tools. When use of pneumatic tools is unavoidable, it shall be ensured the tool will not exceed a 
decibel limit of 85 dBA at a distance of 50 feet. Pneumatic tools shall also include a noise 
suppression device on the compressed air exhaust. 

6) No radios or other amplified sound devices shall be audible beyond the property line of the 
construction site.  

7) Prior to the start of any construction activity, the Applicant or its contractor shall prepare a 
Construction Noise Complaint Plan that identifies the name and/or title and contact information 
(including phone number and email) of the Contractor and District-representatives responsible 
for addressing construction-noise related issues and details how the District and its construction 
contractor will receive, respond, and resolve to construction noise complaints. At a minimum, 
upon receipt of a noise complaint, the Applicant and/or Contractor representative identified in 
the Plan shall identify the noise source generating the complaint, determine the cause of the 
complaint, and take steps to resolve the complaint. 
 

Exterior Noise / Land Use Compatibility: The proposed project consists of a 21-unit townhouse 
development. According to the City’s General Plan land use and noise compatibility guidelines, the 
normally acceptable and conditionally acceptable noise limit for multi-family residential land uses, 
such as the proposed project, is 70 and 75 CNEL, respectively. The predominant noise source in the 
vicinity of the project site is vehicle traffic on Airport Boulevard, which results in an ambient noise 
level of 74.8 CNEL based on the TNM2.5 traffic noise modeling conducted for the proposed project. 
As such, consistent with City’s General Plan Noise Element, development should only be undertaken 
after a detailed analysis of the noise reduction requirements is made and needed noise insulation 
features included in the design. The project’s consistency with interior noise standards is identified 
below under “Interior Noise Level Compatibility.” 
 
Interior Noise Level Compatibility: Part 2, California Building Code, Section 1207.4 establishes that 
interior noise levels attributable to exterior noise sources shall not exceed 45 dBA DNL or CNEL 
(as set by the local General Plan) in any habitable room. In addition, Chapter 5 of the California 
Green Building Standards Code sets forth that buildings exposed to a noise level of 65 CNEL (where 
noise contours are available) or 65 dBA Leq (1-hour where noise levels are not available) shall:  
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1) have exterior wall and roof-ceiling assemblies exposed to the noise source that meeting a 
composite sound transmission class (STC) rating of at least 50 (or a composite outdoor indoor 
transmission class (OITC) rating no less than 40), with exterior windows of a minimum STC 
of 40 or OITC 30 (Section 5.507.4.1); or  

2) provide an interior noise environment attributable to exterior sources that does not exceed 50 
dBA Leq in occupied areas during any hour of operation. 

 
As described above, traffic noise modeling indicates ambient noise levels at the site would be 
approximately 74.8 CNEL along the northern property line, where Building 1 is proposed to be 
constructed. Standard construction techniques and materials for new residential buildings are 
commonly accepted to provide a minimum exterior to interior noise attenuation (i.e., reduction) of 
20 to 30 dBA with windows and doors closed, which would result in an interior noise level of 
approximately 45-55 CNEL for habitable rooms fronting Airport Boulevard.4 To comply with the 
City’s General Plan Noise Element’s Land Use Compatibility Guidelines, as well as the California 
Building Code, the City would implement Mitigation Measure NOISE-2. 
 
Mitigation Measure NOISE-2: Reduce Residential Interior Noise Exposure. Prior to approval 
of the design review application for the proposed project, the City shall review and approve an 
acoustical analysis, prepared by or on behalf of the Applicant, that confirms actual noise levels for 
the project will not exceed: 

1. 70 CNEL along northern portion of the site where building facades would be located, per 
the land use compatibility standards contained in the City’s General Plan;  

2. 45 CNEL in habitable rooms; and 
3. 50 dBA Leq (1-hour) in other occupied rooms.  

As part of the acoustical analysis, ambient sound measurements may be conducted at the project site 
to confirm the sound level reductions that will need to be achieved to comply with the afore 
mentioned requirements. Potential noise insulation site and building design features capable of 
achieving this requirement may include, but are not limited to: sound barriers; enhanced exterior 
wall construction/noise insulation design; use of enhanced window, door, and roof assemblies with 
above average sound transmission class (STC) or outdoor/indoor transmission call (OITC) values; 
or use of mechanical, forced air ventilation systems to permit a windows closed condition in 
residential units. Any additional, exterior structure(s) identified in the acoustical report (e.g., sound 
barriers) shall be incorporated into, and clearly depicted on, site plans for the proposed project. 
 
After the implementation of Mitigation Measure NOISE-2, the proposed project would be consistent 
with the City’s General Plan Noise Element Land Use Compatibility Standards and requirements 
identified in the California Building Code. 
 
Potential On-Site Operational Noise Levels: Once constructed, the proposed project would generate 
noise from daily activities typical of residential-type facilities, including on-site vehicle trips, 

 
4 NOTE:  The U.S. Department of Housing and Urban Development (HUD) Noise Guidebook and supplement (2009a, 2009b) 
includes information on noise attenuation provided by building materials and different construction techniques. As a 
reference, a standard exterior wall consisting of 2"x4" studs spaced 16" on center and ½" gypsum wall board screwed to studs 
provides an approximate 34 dBA reduction between exterior and interior noise levels. Incorporation of windows occupying 
approximately 30% of the exterior wall façade could reduce attenuation by approximately 10 dBA. Attenuation provided 
may be slightly lower yet (2-3 dBs) for traffic noise due to the specific frequencies associated with traffic noise. It is 
conservatively assumed standard building construction would provide an exterior to interior noise reduction of approximately 
21 to 22 dBA. 
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operation of HVAC units, landscaping and maintenance activities, waste-disposal truck traffic, etc. 
Specifically, the proposed project’s on-site noise sources would include: 

 Automobile travel along on-site roads, automobile parking, and other miscellaneous 
automobile noise sources such as doors closing and engine start-up and revving. The project’s 
potential mobile noise sources would not operate continuously. Once parked and engines 
shut off, noise would cease to be generated. 

 Waste collection services, which would occur toward the southern portion of the site.  

 Human use of common areas, such as the “tot-lot” play space, open space/meadow area and 
bioretention area, and courtyard with tables and charcoal grills. 

The project noise sources described above would not have the potential to generate substantial noise 
levels that could exceed the City’s noise compatibility guidelines for adjacent residential areas (60 
CNEL for single family, duplex, and mobile home land use). The project site plan shows buildings 
would be located throughout the site and thus potential noise generating activities would be 
distributed throughout the site and would not affect any one receptor. Furthermore, the proposed 
project would be replacing a site previously used for rebar processing, which likely produces 
different (e.g., forklift operation, clanging or rebar, material deliveries) and much higher noise levels 
than those that would be produced by new tenants associated with the proposed project. The project’s 
potential on-site noise levels would, therefore, be less than significant.  
 
Potential Off-Site Traffic Noise Levels: The proposed project would generate traffic that would be 
distributed onto the local roadway system and potentially increase noise levels along travel routes. 
Caltrans considers a doubling of total traffic volume to result in a three dBA increase in traffic-
related noise levels (Caltrans, 2013a). If the proposed project would not result in a doubling of traffic 
volumes on the local roadway system, it would not result in a substantial permanent increase in 
traffic-related noise levels.  
 
The TIA prepared for the proposed project indicates that the project would result in 99 new, net trips 
per day, including 3 and 5 new trips during the AM and PM peak hours, respectively. All these trips 
would be added to Airport Boulevard before dispersing to their final destinations. These additional 
trips, when added to the existing ADT along Airport Boulevard (19,600 ADT), represents less than 
a one percent increase in traffic along Airport Boulevard. Furthermore, modeling conducted for the 
existing plus project scenario (19,699 ADT) indicates the additional trips would not increase traffic 
noise levels along Airport Boulevard (i.e., the ambient noise level would remain at 74.8 CNEL). 

 
The proposed project would result in substantially less than a doubling of peak hour and daily traffic 
volumes on Airport Boulevard and, therefore, would not result in a substantial, permanent increase 
in noise levels along the roadways used to access the project. 

 
b. Less than Significant Impact. As described further below, the proposed project would not generate 

excessive groundborne vibration or groundborne noise levels. This impact would be less than 
significant. 

 
Vibration Background Information: Vibration is the movement of particles within a medium or 
object such as the ground or a building. Vibration may be caused by natural phenomena (e.g., 
earthquakes, volcanic eruptions, sea waves, landslides) or humans (e.g., explosions, machinery, 
traffic, trains, construction equipment). Vibration sources are usually characterized as continuous, 
such as factory machinery, or transient, such as explosions.  
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As is the case with airborne sound, groundborne vibrations may be described by amplitude and 
frequency; however, unlike airborne sound, there is no standard way of measuring and reporting 
amplitude. Vibration amplitudes can be expressed in terms of velocity (inches per second) or 
discussed in dB units in order to compress the range of numbers required to describe vibration. As 
with airborne sound, the groundborne velocity can also be expressed in decibel notation as velocity 
decibels, or dBV (FTA, 2018). The vibration of floors and walls may cause perceptible vibration, 
rattling of items such as windows or dishes on shelves, or a low-frequency rumble noise, referred to 
as groundborne noise. This report uses peak particle velocity (PPV) to describe vibration effects. 
Vibration impacts to buildings are usually discussed in terms of PPV in inches per second (in/sec). 
PPV represents the maximum instantaneous positive or negative peak of a vibration signal and is 
most appropriate for evaluating the potential for building damage. Vibration can impact people, 
structures, and sensitive equipment. The primary concern related to vibration and people is the 
potential to annoy those working and residing in the area. Vibration with high enough amplitudes 
can damage structures (e.g., crack plaster or destroy windows). Groundborne vibration can also 
disrupt the use of sensitive medical and scientific instruments, such as an electron microscope.  
 
Common sources of vibration within communities include construction activities and railroads. 
Groundborne vibration generated by construction projects is usually highest during pile driving, rock 
blasting, soil compacting, jack hammering, and demolition-related activities. Next to pile driving, 
grading activity has the greatest potential for vibration impacts if large bulldozers, large trucks, or 
other heavy equipment are used. 
 
Caltrans’ Transportation and Construction Vibration Guidance Manual provides a summary of 
vibration criteria that have been reported by researchers, organizations, and governmental agencies 
(Caltrans, 2013a). Chapter six of this manual provides Caltrans’ guidelines and thresholds for 
evaluation potential vibration impacts on buildings and humans from transportation and construction 
projects. These thresholds are summarized in Table 11, Caltrans’ Vibration Threshold Criteria for 
Building Damage, and Table 12, Caltrans’ Vibration Threshold for Human Response. 

 
Table 11. Caltrans’ Vibration Threshold Criteria for Building Damage 

Structural Integrity 
Maximum PPV (in/sec) 

Transient Continuous 

Historic and some older buildings 0.50 0.25 

Older residential structures 0.50 0.30 

New residential structures 1.00 0.50 

Modern industrial and commercial structures 2.00 0.50 
Source: Caltrans, 2013a 
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Table 12.  Caltrans’ Vibration Threshold Criteria for Human Response 

Human Response 
Maximum PPV (in/sec) 

Transient Continuous 

Barely perceptible 0.035 0.012 

Distinctly perceptible 0.24 0.035 

Strongly perceptible 0.90 0.10 

Severely perceptible 2.00 0.40 
Source: Caltrans, 2013a 

 
Vibration Impact Analysis: The potential for groundborne vibration is typically greatest when 
vibratory or large equipment such as rollers, impact drivers, or bulldozers are in operation. For the 
proposed project, the largest earthmoving equipment would primarily operate during demolition, site 
preparation, grading, and paving work. This equipment would, at worst-case and for limited periods 
of time (e.g., 20 days for demolition, see Table 2, Construction Activity, Duration, and Typical 
Equipment, in Section 6.3 Air Quality), operate adjacent to the site’s property lines and within 
approximately 25 feet of the residences located adjacent to the project site on in Colonial Manor; 
however, most site work would occur at least 50 feet or more from project property lines. Table 13, 
Potential Groundborne Vibration Levels, lists the typical vibration levels generated by the type of 
heavy-duty construction equipment most likely to be used during project construction, as well as the 
estimated vibration levels at distances of 25 feet (the closest residences to potential work areas), 50 
feet, 100 feet, and 400 feet from the project site. 
 

Table 13.  Potential Groundborne Vibration Levels 

Equipment 
Peak Particle Velocity(A) (Inches/Second) at Distance 

25 Feet 50 Feet 100 Feet 400 Feet 

Vibratory Roller 0.21 0.085 0.035 0.006 

Large Bulldozer 0.089 0.036 0.015 0.002 

Small Bulldozer 0.03 0.012 0.005 0.001 

Loaded Truck 0.076 0.031 0.013 0.002 

Jackhammer 0.035 0.014 0.006 0.001 
Sources: Caltrans, 2013a and FTA 2018. 
(A) Estimated PPV calculated as: PPV(D)=PPV(ref*(25/D^1.3 where PPV(D)= Estimated PPV at 

distance; PPVref= Reference PPV at 25 ft; D= Distance from equipment to receiver; and n= ground 
attenuation rate (1.3 for competent sands, sandy clays, silty clays, and silts). 

 

As shown in Table 13, construction equipment vibration levels from a roller, large bulldozer, or 
small bulldozer, could exceed Caltrans vibration detection thresholds (see Table 12) for “barely 
perceptible” (0.035 inches/second) and approach thresholds for “distinctly perceptible” (0.24 
inches/second) when operating in close proximity (within 25 feet) to adjacent residences and would, 
therefore, likely be perceptible at these building locations. This, however, is not considered to be 
excessive, because any equipment operation near property lines would be short in duration and 
intermittent (lasting only a few hours or days in work areas closest to building locations). As 
construction equipment moves around the site and operates at distances of 50 feet or more from 
nearby residences, vibration levels would begin to drop to levels that would not be perceptible 
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according to Caltrans’ thresholds. Additionally, potential construction vibration levels would not 
result in structural damage because the estimated vibration levels are substantially below Caltrans’ 
thresholds for potential damage to even the most sensitive of residential buildings (0.50 
inches/second for older, un-reinforced concrete masonry buildings or historic buildings). Thus, 
short-term, intermittent construction equipment vibration levels would not be excessive. 

 
Once operational, the proposed project would not result in the operation of sources that would 
generate substantial groundborne vibration levels. 

 
c. Less than Significant. The proposed project area is located across the street from Watsonville 

Municipal Airport, but is not located in an area recognized as a “noise sensitive area” according to 
the Watsonville Municipal Airport Noise Abatement Map, which are areas where the Airport 
specifies the use of best practices and noise abatement procedures to control airport-related noise 
levels (City of Watsonville, 2019). In addition, based on an Aircraft Noise Monitoring Report 
prepared by WJV acoustics in 2018 it is anticipated the site is exposed to aircraft noise levels of 
approximately 46.5 CNEL (WJV Acoustics, 2018). As discussed under response a), the ambient 
noise environment is predominantly influenced by traffic noise and an acoustical report would be 
prepared pursuant to Mitigation Measure NOI-1, which would identify additional building design 
features to comply with California Building Code standards for interior noise levels. For these 
reasons, the proposed project would not expose people residing or working in the project area to 
excessive public or private airport-related noise levels and the impact is less than significant. 
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6.14 Population and Housing 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Induce substantial unplanned population growth in an 

area, either directly (for example, by proposing new 
homes and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)?  

    

b) Displace substantial numbers of existing people or 
housing, necessitating the construction of replacement 
housing elsewhere? 

    

 
Conclusion: Regarding population and housing, the proposed project would not result in any significant 
environmental impacts.  
 
Documentation:  
a. Less than Significant Impact. New homes are proposed in the project, which would result in direct 

population growth. According to the U.S. Census Bureau, the estimated 2018 population of 
Watsonville was approximately 53,616. The 2040 Metropolitan Transportation Plan/Sustainable 
Communities Strategy (2040 MTP/SCS), developed by the Association of Monterey Bay Area 
Governments (AMBAG) contains growth projections for the City. According to AMBAG, the 
population of Watsonville is anticipated to grow to 59,743 in 2040, adding 5,823 new residents 
between 2018 and 2040. The population of Santa Cruz County is expected to increase to 306,881 
residents by 2040, adding approximately 32,626 residents to the U.S. Census Bureau’s 2018 
population estimates for the County (Bureau Quick Facts). The project is estimated to add 78 
residents,5 which represents 1.34% of the projected 5,823 new residents citywide.6  It is likely that 
the population increase may be less than 78, as some of the residents of the new development may 
already live in Watsonville.  

During construction there would be a short-term increase in construction jobs. It is anticipated that 
the majority of the workers live within Watsonville or in nearby towns and/or adjacent counties. 
Construction impacts would be short-term and less than significant. The applicant is considering 
employing residences for onsite services after the property is opened.  
 
The project does not include any major infrastructure expansion including new roads or utilities and 
would not result in any indirect population growth. As a result, impacts on City population growth 
from employment and residential population growth would be less than significant.  
 

b. Less than Significant Impact. There is one existing single-family residence onsite. This residence 
is proposed to be demolished as part of the project, which would displace the current residents. 
However, the new housing development would have capacity to house those displaced by project 
build-out. The new residential units would provide housing at market rate in addition to three low-

 
5 Calculation: 21 units x 3.68 persons per household = 78 residents (rounded up from 77.28)  
6 Calculation: 78 residents / 5,823 anticipated new residents citywide = 1.34% 
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income units. Because the project could feasibly accommodate the current residents that would be 
displaced by the proposed project, impacts would be less than significant.  
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6.15 Public Services 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
 Result in substantial adverse physical impacts associated 

with the provision of new or physically altered 
governmental facilities or the need for new or physically 
altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to 
maintain acceptable service ratios, response times or 
other performance objectives for any of the public 
services: 

    

a) Fire protection     

b) Police protection     

c) Schools     

d) Parks     

e) Other Public Facilities     

 
Conclusion: Regarding public services, the proposed project would not result in any significant 
environmental impacts.  
 
Documentation:  
a. Less than Significant Impact. Project buildout would result in an increase of development fees for 

the City. Using FY19-20 fees, the applicant would pay $6,938 per unit for 21 units. This totals 
approximately $145,698. 
 
The City of Watsonville is served by the Watsonville Fire Department. The Department includes 
Fire Suppression, Emergency Medical Services, Fire Training and Fire Prevention Divisions. The 
Department provides services related to fire prevention, training and safety, which includes public 
education and inspection services, and standard fire department operations, which includes 
emergency response and development of hazard pre-incident plans. The Department protects the 6.6 
square miles of the City and its 53,920 residents. In addition to the City, the Department provides 
service to unincorporated areas around the City of Watsonville, which increases the service area to 
approximately 14 square miles and a population of 60,000. 

 
The Watsonville Fire Department currently operates two open fire stations, Station 1 and Station 2. 
Station 1 is staffed with 6-7 rotating fire fighters with one engine. Station 2 is staffed with 3-4 rotating 
fire fighters and one engine. All stations are staffed with paramedics on call. 

 
The closest fire station to the project site is Station 2, located at 370 Airport Boulevard approximately 
1,600 feet east of the project site. This station would likely be the first to respond to calls from the 
project site. The proposed project is anticipated to marginally increase demand for fire protection 
services, but it is not expected to compromise response times, exceed planned staffing levels or 
equipment, nor require the construction of additional fire facilities. Additionally, the Watsonville 
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Fire Department and Fire Inspector would review the design of project structures prior to the issuance 
of a building permit to ensure incorporation of adequate fire and life safety features in the project.  

 
The proposed project will comply with the City 2005 General Plan Safety Element policies related 
to fire protection. The policies listed below, from Policy 12.F Fire Safety Standards, help ensure the 
increases in population do not impact fire services to a degree that new or expanded facilities would 
be required.  
 

 12.F.1 Access 
 12.F.2 Cul-de-Sacs 
 12.F.3 Private Access Roads 
 12.F.4 Road Construction 
 12.F.5 Width & Vertical Clearance 
 12.F.6 Alleys 
 12.F.7 Emergency Access 

 12.F.8 Fire Flow 
 12.F.9 Open Area 
 12.F.10 Building Safety 
 12.F.11 Built-In Fire Protection 
 12.F.12 Street Name & Numbering 
 12.F.13 Fire Cause Investigation

 
The City has also adopted the California Fire Code (Chapter 9 of Title 8 of the municipal code) with 
modifications for local conditions. Applicable policies from the code include:  
 

 8-9.304 Combustible waste material: Including weeds, grass, vines or other growth capable 
of being ignited and endangering property, will be removed by the owner or occupant. 

 8.9-903 Automatic sprinkler systems: All buildings will be required to have approved 
automatic sprinkler systems in new buildings and structure.   

  
The project increases demand for fire services but is located very close to Station 2. Compliance 
with the California Fire Code, and additional project review by the Fire Department would result in 
less than significant impacts related to fire protection.  

 
b. Less than Significant Impact. The City of Watsonville is under the jurisdiction of the City of 

Watsonville Police Department (WPD). WPD provides police protection services throughout the 
City. WPD headquarters are located at 215 Union Street, approximately 2.5 miles southeast of the 
proposed project and roughly 10-15 minutes away driving. The WPD offers police services including 
an abandoned vehicle program, alarm system registration, dispatch, garage sale permits, live scans, 
and educational opportunities. 

 
The proposed project would create 21 units of housing in a formerly industrial area. The proposed 
project is anticipated to increase demand for police protection services but is not expected to 
compromise response times or exceed planned staffing levels/equipment nor directly require the 
construction of additional police facilities. The project site is located next to existing residential uses 
and would not result in substantial adverse physical impacts to police service facilities. The impact 
would be less than significant.  

 
c. Less than Significant Impact. The project site is served by the Pajaro Valley Unified School District 

(PVUSD); the district operates seven alternative and charter schools, 16 elementary schools, nine 
secondary schools, and one adult education school. According to the PVUSD school district locator 
tool, the project site would be served by Freedom Elementary School (grades K-5) located at 25 
Holly Drive, Rolling Hills Middle School (grades 6-8) located at 130 Herman Ave, and Pajaro Valley 
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High School (grades 9-12) located at 500 Harkins Slough. School capacity and average enrollments 
between 2014 to 2019 and for the 2018-2019 academic year are summarized in Table 14 below.  

 
Table 14: School Capacity and Enrollment 

School 
Capacity  
(2011)1  

Enrollment  
(5-year average)3 

Enrollment  
(2018-2019)3 

Freedom Elementary School 878 648 635 
Rolling Hills Middle School 918 646 652 
Pajaro Valley High School 2,2002 1,442 1,466 

Sources:  
1As of 2011. Source: PVSUD Comprehensive Facilities Master Plan 2012-2022. 
2 Enrollment capacity is limited to 2,200 students under the Coastal Development Permit.  
3 EdData (Education Data Partnership) data regarding PVUSD.  

 
The proposed project would result in a minimal increase in school-age children who would attend 
PVUSD schools. The U.S. Census Bureau estimates that 21.43% of the population in Watsonville is 
between the ages of five and 18 (roughly the ages of K-12 population) in 2018. Using this percentage, 
the project would house about 17 (rounded from 16.7) youth in the K-12 age range, which is 
conservatively two students per grade. Project buildout could result in 12 additional students at 
Freedom Elementary School, six at Rolling Hills Middle School, and eight students at Pajaro Valley 
High School.7 Using the five-year average, all schools have capacity for the new students generated 
by project buildout. This a conservative estimation because some parents or guardians may elect to 
send their children to private schools, charter schools, or home-school.   
 
In accordance with California Government Code and the PVUSD, the Applicant would be required 
to pay standard school facilities impact fees, which would offset costs incurred by PVUSD for 
providing facilities for the additional students. The fees are currently $5.02 per residential square 
foot and $0.07 per square foot for parking lots/structures. Payment of developer fees is considered 
adequate mitigation for any project-related impacts to school facilities resulting in a less than 
significant impact.  

 
d. Less than Significant Impact. The proposed project includes residence that would result in 

population growth and would incrementally increase demand on local and regional recreation 
facilities. The City operates 26 parks (see Section 6.16 Recreation) totaling 143 acres. Parks managed 
by Santa Cruz County, Monterey County, Santa Clara County, and the State are located within 20 
miles of the project. While there are opportunities to recreate nearby, the project proposes 
development of 17,196 square feet of public recreational amenities that would reduce project-
generated demand on existing parks and recreational facilities.  
 
The project developer is also required to pay the City Recreation & Parks Facilities fee for new 
development. Currently, the 3-bedroom dwelling unit fee is $1,667.00 per bedroom, and 1-2-
bedroom unit fees are $1,500.00 per bedroom. Given existing recreational facilities, along with 
proposed onsite recreational facilities, impacts to new or existing recreational facilities would be less 
than significant. 

 
e. Less than Significant Impact. The project would result in population growth that would 

incrementally affect other public services such as libraries, public transit, public meeting places.  In 

 
7 Calculation: 17 students / 13 grades (K-12) = 2 (rounded up from 1.3) 

Attachment 5
page 101 of 123

Page 261 of 392



 

102 | City of Watsonville  

the past several years, the City has increased and expanded library facilities and funding to 
accommodate increased demand and a growing population.  
 
The City of Watsonville Public Library system includes the Main Library, the Freedom Branch 
Library, and the Adult Literacy program adjacent to the Main Library. The nearest branch of the 
library system is the Freedom Branch located at 2021 Freedom Blvd, about two minutes driving from 
the project site. In 1991 the Watsonville Public Library Building Program called for providing 0.6 
square foot of library space per resident. The draft 2030 General Plan Update mentions that between 
the two libraries and future expansion space, the City has a total of 54,000 square feet of space for 
future development. The library would experience a small increase in public use generated by the 
project but would not trigger needs for new or expanded library facilities. The overall increase in 
demand would not require the construction of new or physical alteration of public facilities that could 
result in environmental impacts.  
 
The additional 78 residents generated by the project would not be significant enough to warrant new 
or physically altered public transit (see section 6.17 Transportation), or other public facilities. 
Impacts would be less than significant.   
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6.16 Recreation 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Would the project increase the use of existing 

neighborhood and regional parks or other 
recreational facilities such that substantial physical 
deterioration of the facility would occur or be 
accelerated? 

    

b) Does the project include recreational facilities or 
require the construction or expansion of recreational 
facilities which might have an adverse physical effect 
on the environment?  

    

 
Conclusion: Regarding recreation, the proposed project would not result in any significant 
environmental impacts.  
 
Documentation:  
a. Less than Significant Impact. The project proposes housing which would increase population 

growth, with the estimated 78 potential residents using the surrounding public recreation facilities 
(see section 6.14, Population and Housing). The applicant would pay development fees totaling 
approximately $145,698 (see section 6.15 Public Services). The project includes several onsite 
recreational amenities, consisting of a grill area with picnic tables, a tot lot, and an open meadow 
space (doubling as the bioretention basin) with park benches. While these amenities would reduce 
the need for use of off-site recreational facilities, it is anticipated that a minor increase in the use of 
off-site recreational facilities by residents of the project would occur.  Residents are anticipated to 
use local and regional park facilities listed below as well as onsite amenities.  
 
The City offers 143 acres of park land in the form of 26 parks open to the community:  
 

 Pinto Lake (78 acres) 
 Ramsay Park (25.91 acres) 
 Arista Park (0.27 acres) 
 Atri Park (0.32 acres) 
 Brentwood park (0.41 acres) 
 Bronte Park (0.28 acres) 
 Callaghan Park (2.64 acres) 
 Cherry Blossom Park (0.15 acres) 
 City Plaza Park (1.4 acres) 
 Crestview Park (2.01 acres) 
 Emmett Court (0.15 acres) 
 Flodberg Park (1.07 acres) 
 Franich Park (14.02 acres) 

 Hazelwood Park (1.07 acres) 
 Hope Drive Park (2.46 acres) 
 Joyce-Mckenzie Park (1.72 acres) 
 Kearney Park (0.29 acres) 
 Las Brisas Park (1.00 acres) 
 Marinovich Park (1.03 acres) 
 Memorial Park (0.22 acres) 
 Muzzio Park (1.12 acres) 
 Peace Drive Park (1.4 acres) 
 River Park (1.43 acres) 
 Riverside Mini Park (0.34 acres) 
 Seaview Ranch Park (14 acres) 
 Victorian Park (0.13 acres) 
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The closest park to the project site is Cherry Blossom Park (0.15 acres) which has a tot lot. Project 
residents are not likely to use this park because of the onsite tot lot. The next two closest parks are 
Hope Drive Park (2.46 acres) with trail access and picnic tables, and Peace Drive Park (1.4 acres) 
which has basketball courts and play area.  Both parks are about a five-minute drive from the project 
site.  Within a 20-minute driving radius, Watsonville residents can access numerous state and county 
parks, including:  
 

 Sunset and New Brighton State Beach and Campground,  
 Manresa, Seacliff, Zmudowski, Moss Landing, and Salinas River State Beaches,  
 Pinto Lake County Park,   
 Nisene Marks State Park,  
 Mount Madonna County Park, and  
 Bike trails next to the Watsonville slough system and along the Pajaro River.  

 
The City’s 2005 General Plan, although not providing specific locations, discusses future park 
acquisitions to provide parks in neighborhoods experiencing population growth, and discusses 
development of park facilities within one-half mile of all residential areas. Although there is likely 
to be an increase in park use with the increased population in the planning area, the project would 
not increase the use such that substantial physical deterioration of the facility would occur or be 
accelerated. The project would generate property taxes that would go into the City’s General Fund 
to help finance park maintenance and future park production. Project buildout would not 
significantly increase the use of existing parks and recreational facilities, and the impact would be 
less than significant.  

 
b. Less than Significant Impact. The proposed project includes on-site recreational amenities 

including a tot lot playground area, an open space meadow and a grill area. The project does not 
propose off-site recreational facilities or require the construction or expansion of recreational 
facilities which might have an adverse physical effect on the environment. Impacts would be less 
than significant.  
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City of Watsonville, 2019. Development Fees. 2019-2020 Fee Schedule. Available at: 
https://www.cityofwatsonville.org/DocumentCenter/View/9186/Planning-and-Building-Permit-Fee-
Schedule-2019-20-PDF (accessed June 25, 2020) 
 
City of Watsonville, 2005. General Plan: Recreation Element. Available at: 
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City of Watsonville, 2019. Watsonville Parks & Community Services. Available at: 
https://www.cityofwatsonville.org/1207/City-Parks (accessed March 17, 2020). 
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6.17 Transportation 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Conflict with a program, plan, ordinance, or policy 

addressing the circulation system, including transit, 
roadway, bicycle and pedestrian facilities? 

    

b) Conflict or be inconsistent with CEQA Guidelines 
15064.3, subdivision(b)? 

     

c) Substantially increase hazards due to a geometric design 
feature (e,g., sharp curves or dangerous intersections) or 
incompatible uses (e.g. farm equipment)? 

    

d) Result in inadequate emergency access?      

 
Conclusion: Regarding transportation, the proposed project would not result in any significant 
environmental impacts.  
 
Documentation:  
a. Less than Significant with Mitigation Incorporated. The project would have an impact if 

proposed improvements reduce the availability or efficiency of facilities providing alternative 
transportation, including bus systems, bicycle routes, and pedestrian walkways.  
 
W-Trans prepared a Focused Traffic Analysis for the project (Appendix F). This section summarizes 
and assesses the calculations made and the conclusions reached in the analysis.  The analysis 
compared the traffic generation from the existing manufacturing use with the proposed project. Table 
15 summarizes the results of the trip generation analysis.  The proposed project is estimated to 
generate 154 trips (a 99-trip increase per day). The project is anticipated to increase AM peak hour 
trips by three and PM peak hour trips by five. 

 
Table 15. Trip Generation Summary 

 Existing Rebar Facility Proposed Project Net Traffic 
Daily Trip Generation 
 

55 154 +99 

AM Peak Hour Trips* 
 

7 10 +3 

PM Peak Hour Trips* 
 

7 12 +5 

* Includes traffic in and out of property 
 

Transit Facilities 
Santa Cruz Metro provides transit service throughout the county and within the City of Watsonville. 
There are four stops within one-quarter mile of the project, serving Routes 69A and 74S. Route 69A 
provides service between Santa Cruz Metro Center and the Watsonville Transit Center. Service 
operates Monday through Friday with approximately 30-minute headways between 6:20 a.m. and 
10:50 p.m. Saturday and Sunday service operates with 30-minute headways between 7:50 a.m. and 
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8:10 p.m. Route 74S provides loop service between the Watsonville Transit Center and the 
Watsonville Community Hospital. Service is provided Monday through Friday with one trip between 
7:00 a.m. and 8:00 a.m. and another between 3:00 p.m. and 4:00 p.m.  
 
According to the Focused Traffic Analysis, the existing transit routes are adequate to accommodate 
the number of transit trips generated by the proposed project. The existing bus stops are within an 
acceptable walking distance of the project site and would be accessible via the current sidewalk 
facilities nearby upon completion of the frontage improvements necessary to comply with City 
design standards (see pedestrian facilities below).  The impact to transit facilities would be less than 
significant.  
 
Roadway Facilities 
The Project would create incrementally more demand and subsequent impact on the City’s roadways 
as traffic is expected to increase as a result of the Project.  However, this is likely to be at least 
partially offset by a likely reduction in the number of trucks (which are currently serving the existing 
re-bar facility).  Overall, the existing roadway infrastructure in the City is adequate to meet the needs 
of the project.  Furthermore, the residents of the project will contribute to roadway maintenance 
through the payment of local taxes.  The impact to roadway facilities would be less than significant.  
 
Bicycle Facilities 
There are existing bicycle lanes along Airport Boulevard for approximately two miles between 
Larkin Valley Road and Green Valley Road. Bicyclists ride in the roadway and/or on sidewalks 
along all other streets within the project study area. These bicycle facilities are adequate to connect 
the project site to nearby residential and commercial areas (Appendix F). The impact to bicycle 
facilities would be less than significant.  
 
Pedestrian Facilities 
Pedestrian facilities include sidewalks, crosswalks, pedestrian signal phases, curb ramps, curb 
extensions, and various streetscape amenities such as lighting, benches, etc. Overall, a network of 
sidewalks, crosswalks, and curb ramps provide access for pedestrians on both sides of Airport 
Boulevard. There is, however, no existing sidewalks along the project frontage.  
 
There are crosswalks to cross Airport Boulevard on both sides of the project site and each is at a 
traffic signal with pedestrian phasing. One is about 240 feet southwest at the intersection of Airport 
Boulevard and Hangar Way and the other is about 1/4-mile northeast at the intersection of Airport 
Boulevard and Holm Road. The proposed site plan identifies sidewalks within the project, 
connecting the residences to each other. However, the site plan does not identify sidewalk 
improvements along the project frontage, and such improvements would be required to meet City 
design standards. Consistent with City design standards, city staff have recommended, as a project 
condition of approval, that a sidewalk should be constructed along the site frontage as part of the 
proposed project to close the existing sidewalk gap on Airport Boulevard and enable better pedestrian 
access. The impact to pedestrian facilities would be less than significant with compliance to City 
design standards.  

 
b. Less than Significant Impact. Per CEQA Guidelines section 15064.3(c) (Applicability), the 

provisions of section 15064.3 are applicable as of July 1, 2020. The City currently does not have an 
adopted VMT management plan nor a congestion management plan. The City is working on 
developing local standards for future VMT analyses. In the interim, OPR’s Technical Advisory on 
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Evaluating Transportation Impacts in CEQA Guidelines is relied upon to determine whether or not 
the project’s VMT may result in a potentially significant transportation impact. According to the 
guidelines, the screening threshold for small projects that do not require a quantitative VMT analysis 
and implementation of mitigation measures 110 or fewer trips per day.  
 
The Focused Traffic Analysis (Appendix F), completed by W-Trans, evaluated VMT for the 
proposed project.  The analysis considered the difference in traffic from the existing manufacturing 
use and the proposed residential use.  The net daily traffic was 99 trips which is less than 110 trips 
screening criteria.  As such, transportation-related impacts, per CEQA Guidelines section 
15064.3(c), would be less than significant.  
 

c. Less Than Significant Impact with Mitigation Incorporated. A significant impact would occur if 
the proposed project considerably increased hazards due to a design feature or introduced 
incompatible uses to the existing circulation system. The project does not include any feature that 
would create a roadway or traffic hazard. 
 
The proposed project’s driveway is on Airport Blvd. between Hangar Way and Aviation Way. Along 
the project frontage there is a two-way left-turn lane for inbound and outbound drivers to use. Sight 
distance was evaluated in the Focused Traffic Analysis (Appendix F).  The analysis concluded that 
there is adequate sight distance for the posted 45-mile per hour speed limit (360 foot stopping 
distance). Sight lines extend greater than 400-feet in both directions.  The report recommended that 
only low-lying vegetation, or trees with branches trimmed below seven feet, are recommended near 
the driveway.  It is further recommended that no signing be installed that would obscure sight lines. 
The design of the driveways would comply will all applicable City regulations, including sight 
distances, line-of-sight triangles, and curb design. Therefore, project driveways would not increase 
hazards in the area.  
 
The project would generate residential traffic which is consistent with much of the traffic in the area, 
which is a combination of industrial, commercial, and residential.  The project would not result in 
incompatible uses as it relates to transportation and traffic.  

Construction activities may create temporary hazardous conditions for pedestrians, bikers, and 
drivers. Construction-related impacts would cease upon project completion. Mitigation Measure 
TRANS-1 would reduce impacts of temporary construction activities to less than significant levels.  
 
Mitigation Measure TRANS-1: Construction Period Transportation Impacts. The Applicant 
shall submit a Construction Period Traffic Control Plan to the City for review and approval. The plan 
shall include traffic safety guidelines compatible with Section 12 of the Caltrans Standard 
Specifications (“Construction Area Traffic Control Devices”) to be followed during construction. 
The plan shall also specify provision of adequate signing and other precautions for public safety to 
be provided during project construction. In particular, the plan shall include a discussion of bicycle 
and pedestrian safety needs, including ADA accessibility standards, due to project construction and 
later, project operation. In addition, the plan shall address emergency vehicle access during 
construction. The applicant or their general contractor for the project shall notify the Public Works 
& Utilities Department and local emergency services (i.e., the Police and Fire Departments) prior to 
construction to inform them of the proposed construction schedule and that traffic delays may occur. 
Prior to approval of a grading permit, the City shall review and approve the project Construction 
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Period Traffic Control Plan. During construction, the City shall periodically verify that traffic control 
plan provisions are being implemented. 
 

d. Less than Significant Impact. A significant impact would occur if the proposed project would not 
satisfy emergency design and access requirements of the City of Watsonville Fire Department.  A 
significant impact would also occur if the project would inhibit the ability of emergency vehicles to 
serve the project site or adjacent uses. Emergency access to the Project would occur through the 
existing road network and emergency services would enter the property along Airport Blvd. The 
proposed project would not result in inadequate emergency access because all access features will 
satisfy City of Watsonville design requirements, including Fire Department requirements, prior to 
project approval. Therefore, the proposed project would result in less than significant impacts related 
to emergency access.  

References:  
 
W-Trans, April 21, 2020. Focused Traffic Analysis for the 547 Airport Boulevard Project. Included as 
Appendix F. 
 
Kimley Horn, January 2020. Airport Blvd and Holm Road Intersection Improvement Project. 
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6.18 Tribal Cultural Resources 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Would the project cause a substantial adverse change in the 

significance of a tribal cultural resource define in Public 
Resources Code 21074 as either a site, feature, place, 
cultural landscape that is geographically defined in terms 
of the size and scope of the landscape, sacred place, or 
object with cultural value to a California Native American 
tribe, and that is: 

 

 

  

i. Listed or eligible for listing in the California Register 
of Historical Resources, or in a local register or 
historical resources as defined in Public Resources 
Code section 6020.1(k), or  

 

 

  

ii. A resource determined by the lead agency, in its 
discretion and supported by substantial evidence to be 
significant pursuant to criteria set forth in subdivision 
(c) of Public Resources Code 5024.1. In applying the 
criteria set forth in subdivision (c) of Public Resource 
Code 5024.1, the lead agency shall consider the 
significance of the resource to a California Native 
American Tribe.  

 

 

  

 
Conclusion: Implementation of Mitigation Measures CUL-1 through CUL-2 from Section 6.5 would 
reduce potential impacts to less than significant levels. Regarding tribal cultural resources, the proposed 
project would not result in any significant environmental impacts.  
 
Documentation: 
ai. Less Than Significant with Mitigation Incorporated. As detailed in Section 6.5 Cultural 

Resources, the California Historical Resources Information System (CHRIS) search at the Northwest 
Information Center (NWIC) failed to show any known archaeological resources in the project 
boundary, and no prehistoric archaeological resources within one mile of the project.  
 
A Sacred Lands File (SLF) search was conducted through the Native American Heritage 
Commission (NAHC), which was returned with a positive result, indicating that the Costanoan 
Ohlone Rumsen-Mutsen Tribe had more information on potential resources in the project vicinity. 
None of the tribes contacted as an extension of the SLF indicated a specific resource or site within 
the vicinity but confirmed that the area was sensitive (See Section 6.5 for a more in-depth discussion 
on tribal responses). 
 
The cultural resources records search results conducted by the NWIC indicate that there are no Tribal 
Cultural Resources (TCR) or archaeological resources relating to TCRs located within the project’s 
boundaries.  The nearest archaeological site (P19‐000396: shell midden) is located within a one half‐
mile radius of the project site and will not be impacted by the proposed project, as the resource is 
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located outside of the project boundary (Northwest Information Center 2019). Additionally, a Sacred 
Lands File Search through the Native American Heritage Commission (NAHC), Native American 
Scoping (MIG), and an archaeological pedestrian field survey, all failed to indicate TCR’s or 
archaeological (prehistoric and historic) resources relating to TCRs within the project site. Therefore, 
the proposed project would result in no substantial adverse change in the significance of TCRs as 
defined in CEQA Guidelines section15064.5. 
 
Based on the results of the SLF search and Native American outreach, although no specific resources 
were discovered, cultural resources could be present and project excavation could result in the 
discovery of prehistoric archaeological resources. In the event that project ground-disturbing 
activities disturb, damage, or destroy previously unknown buried prehistoric features, sites or 
artifacts, a significant impact could occur. Implementation of Mitigation Measure CUL-1 and CUL-
2 would reduce potential impacts to undiscovered archeological resources to a less than significant 
level. 
 

aii. Less Than Significant with Mitigation Incorporated. Some Native American artifacts may not be 
considered unique archaeological resources under the CEQA guidelines (i.e., if there is not a 
demonstrable public interest in that information, it does not possess a special and particular quality 
such as being the oldest of its type or the best available example of its type, and it is not directly 
associated with a scientifically recognized important prehistoric event or person). However, it is 
possible for a lead agency to determine that an artifact is considered significant to a local tribe, and 
therefore be considered a significant resource under CEQA. Mitigation measures included in Section 
6.5 Cultural Resources of this document include language that all Native American artifacts are to 
be considered significant until the lead agency has enough evidence to determine an artifact not 
significant. This ensures that the default assumption is that all Native American artifacts are 
significant resources under CEQA. 
 
Implementation of Mitigation Measure CUL-2 (See Section 6.5) would reduce impacts to TCRs to 
less than significant. 
 

References:   
 
Arellano, M. Personal Communication, Muwekma Ohlone Indian Tribe of the SF Bay Area, 4/14/2020 
- 5/14/2020. Email and telephone communication. Unpublished record on conversation kept on file by 
MIG. 
 
Lopez, V., 2020. Personal Communication, Amah Mutsun Tribal Band, 4/14/2020 - 5/14/2020. Email 
and telephone communication. Unpublished record on conversation kept on file by MIG. 
 
Native American Heritage Commission, 2020. Scared Lands File Search Prepared in Support of the 
547 Airport Blvd Project, Santa Cruz County. March 6, 2020. Unpublished document kept on file with 
the NAHC and MIG, Inc. 
 
Northwest Information Center, 2020. Cultural Resources Records Search in Support of the 547 Airport 
Blvd Project (No. File No. 19-1531). Unpublished document kept on file with the NWIC and MIG, 
Inc. 
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Orozco, P. 2020. Personal Communication, Costanoan Ohlone Rumsen-Mutsun Tribe, 4/14/2020 - 
5/14/2020. Email and telephone communication. Unpublished record on conversation kept on file by 
MIG. 
 
Sayers, A.M. 2020. Personal Communication, Indian Canyon Mutsun Band of Costanoan, 4/14/2020 - 
5/14/2020. Email and telephone communication. Unpublished record on conversation kept on file by 
MIG. 
 
Zwierlein, I. 2020. Personal Communication, Amah Mutsun Tribal Band of Mission San Juan Bautista, 
4/14/2020 - 5/14/2020. Email and telephone communication. Unpublished record on conversation kept 
on file by MIG. 
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6.19 Utilities and Service Systems 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

Would the project:     
a) Require or result in the relocation or construction of new or 

expanded water, wastewater treatment or storm water 
drainage, electric power, natural gas, or telecommunication 
facilities, the construction or relocation of which could 
cause significant environmental effects?  

    

b) Have sufficient water supplies available to serve the project 
and reasonably foreseeable future development during 
normal, dry and multiple dry years?  

    

c) Result in a determination by the wastewater treatment 
provider which serves or may serve the project area that it 
has adequate capacity to serve the project’s projected 
demand in addition to the provider’s existing 
commitments? 

    

d) Generate solid waste in excess of state or local standards, 
or in excess of the capacity of local infrastructure, or 
otherwise impair the attainment of solid waste reduction 
goals? 

    

e) Comply with federal, state, and local management and 
reduction statutes and regulations related to solid waste?  

    

 
Conclusion: Regarding utilities and service systems, the proposed project would not result in any 
significant environmental impacts. 
 
Documentation:  
a. Less than Significant Impact. The proposed project would not result in the relocation or 

construction of new or expanded water supply, wastewater treatment or stormwater drainage, electric 
power, natural gas, or telecommunication facilities that would cause a significant environmental 
effect. The proposed project includes relocation of a stormwater drainage connection. 

Water:  
According to the Watsonville 2015 UWMP, the City owns, operates, and maintains 190 miles of 
water supply pipelines and, as of 2015, has 14,782 public water connections. Construction of water 
supply infrastructure is required for new residential development, and the project would connect to 
the existing water main underneath Airport Boulevard. Prior to issuance of building permits, the 
developer would be required to provide the City with a detailed study indicating specifications of the 
new water infrastructure and any minor modifications needed to the existing municipal conveyance 
system to accommodate project needs. Construction of new water supply infrastructure would be 
conducted in compliance with the City’s Public Improvement Standards and City-approved utilities 
construction BMPs. Construction would not likely cause significant environmental effects. No new 
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public water supply facilities would be needed to serve the proposed project. Impacts would be less 
than significant.  

Wastewater  
The City owns, operates, and maintains a sanitary sewer system of approximately 170 miles of 
pipelines that collect and transfer wastewater to the City’s Wastewater Treatment Facility (WWTF). 
According to the 2015 UWMP, the WWTF is permitted to treat a maximum of 12 million gallons 
per day and, on average, treats six to seven million gallons of wastewater per day from the City of 
Watsonville, Pajaro, Freedom, and Salsipuedes sanitary districts. 
 
The project would connect to an existing onsite public sewer main on the west side of the property 
under the adjacent industrial properties.  The sewer main enters the property between buildings #2 
and #4 and would extend below the onsite access road.  Completion of the proposed project would 
require new wastewater infrastructure to convey wastewater from the project’s facilities to existing 
City sewer mains. Prior to issuance of building permits, the developer would be required to provide 
the City with a detailed study indicating specifications of the new wastewater infrastructure and any 
minor modifications needed to the existing municipal conveyance system to accommodate project-
generated wastewater. 
 
Anticipated project wastewater generation was calculated using a conservative industry standard in 
which wastewater generated equals 95 percent of water use. See section 6.19.b below for projected 
project water demand. Using the 2015 UWMP per-capita consumption, the project is expected to use 
2,306,070 gallons per year, or 7.07-acre feet (AF) annually. As a result, the project would produce 
approximately 2,190,766.5 gallons (6.7 AF) of wastewater per year.8 This equates to 6,002.1 gallons 
of wastewater (0.02 AF) generated per day.9 At 6,002.1 gallons of wastewater per day, the project 
would contribute an additional 0.1 percent of the WWTF’s daily wastewater intake.10 The WWTF 
would have adequate capacity to treat project wastewater in addition to its existing commitments.  
 
No new public wastewater conveyance or treatment facilities would be needed to serve the proposed 
project. Construction impacts would be less than significant.  
 
Stormwater   
Existing structures onsite include a single-family residence, concrete slab, and mobile office. Most 
of the site is undeveloped and pervious. The proposed project would generate stormwater runoff 
from new impervious surfaces, which would total 47,945 square feet. Stormwater retention would 
be accomplished through a combination of underground filtration and above-ground retention 
infrastructure. Runoff would be diverted by drainage channels into a drain below the bioretention 
pond, which would double as open space and park area. All runoff would be routed through media 
filters for water quality and then to underground infiltration facilities for quantity. Refer to Section 
6.10, Hydrology and Water Quality for a discussion of project stormwater infrastructure and runoff 
treatment.  
 
The project’s Preliminary Stormwater Control Plan was created and designed in accordance with the 
Stormwater Post-Construction Standards incorporated into the City of Watsonville Public 

 
8 Calculation: 2,306,070 gallons of water annually  x 0.95 = 2,190,766.5 gallons wastewater annually. 
9 Calculation: 2,190,766.5 gallons wastewater annually / 365 = 6002.1 gallons of wastewater per day. 
10 Calculation: 6,002.1 / 6,000,000 gallons wastewater per day = 0.001, or 0.1% of WWTF daily intake 
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Improvement Standards through passage of Resolution No. 4-14. Stormwater runoff would be 
treated to City standards before being diverted offsite. Construction of the stormwater improvements 
discussed above is not expected to cause significant environmental effects. Construction would be 
conducted in compliance with the City Public Works & Utilities Department Engineering Division’s 
prescribed BMPs for utilities infrastructure improvements. The project proposes relocating a 
stormwater drainage connection. The proposed bioretention area would provide peak management 
and runoff would be metered into a new proposed storm drain running north/south across Airport 
Blvd. Impacts from relocation would be less than significant.  

 
Electric Power  
The proposed project would generate demand for electric power. The project would connect to and 
be served by existing electricity infrastructure owned and operated by PG&E. Multiple PG&E 
transmission poles and power lines are located adjacent to the project site running parallel to Airport 
Boulevard. The process of connecting the project to existing infrastructure is expected to be standard 
for conveying electrical power to a residential development. Construction would be conducted in 
compliance with City-approved best management practices for utilities infrastructure improvements.  
No new electric power generation facilities would be built to serve the project. Impacts would be 
less than significant.  
 
Natural Gas  
The proposed project would generate demand for natural gas. The project would connect to and be 
served by existing natural gas infrastructure owned and operated by PG&E. Several PG&E natural 
gas pipelines run through the City to the west of the project site (PG&E Pipe Locator). Though no 
new natural gas facilities would be needed to serve the proposed project, natural gas improvements 
would be required to connect project components to existing natural gas pipelines. The process of 
connecting the project to existing infrastructure is expected to be standard for conveying natural gas 
to a mixed-use development. Construction would be conducted in compliance with City-approved 
best management practices for utilities infrastructure improvements. No new natural gas facilities 
would be needed to serve the project. Impacts would be less than significant.  
 
Telecommunications  
The proposed project would connect to existing telecommunications infrastructure. A 
telecommunications provider for the project has not yet been selected. Telecommunications 
infrastructure is often grouped with electric power infrastructure on utility poles and transmission 
towers; therefore, it can be reasonably assumed the project would connect to telecommunications 
infrastructure on existing utility poles. The process of connecting the project to existing 
infrastructure is standard for transmitting internet and other telecommunications services to a 
residential development. Construction would be conducted in compliance with City-approved BMPs 
for utilities infrastructure improvements. An existing utility pole is located along the northern 
boundary of the property along Airport Boulevard and would serve the project. Connection to 
existing telecommunications infrastructure would not cause significant environmental effects. 
Impacts would be less than significant.  
 
In summary, the project would not require or result in the construction of new public or private 
utilities and service facilities. However, project completion would require a relocation of stormwater 
drainage below airport boulevard. Other infrastructure improvements would occur to connect project 
components to existing public and private utilities infrastructure. City standards include 
undergrounding all new connections to overhead facilities, including electric, telephone and 
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television lines.  Construction of new or expanded utilities infrastructure would comply with City 
standards, and impacts would be less than significant.  
 

b. Less than Significant Impact. The City of Watsonville’s primary source of potable water is 
groundwater from the Pajaro Valley Groundwater Basin. The City’s water supply and distribution 
system is composed of nine hydraulic pressure zones, fourteen groundwater wells, eight reservoirs 
and water storage facilities, nine booster stations, 190 miles of pipelines, and the Corralitos Filter 
Plant (CFP), a slow sand filtration plant. The City’s Water Service Area (WSA) includes the City 
limits and several unincorporated areas of Santa Cruz County. Potable water is provided to the 
service population by the City of Watsonville Public Works & Utilities Department. The City works 
cooperatively with the Pajaro Valley Water Management Agency (PVWMA), the administrative 
boundaries of which overlay the City’s WSA.  
 
According to the City’s 2015 UWMP, the City supplied approximately 6,870-acre feet (AF) of 
potable water to 65,966 customers in 2016. The City projects potable water demand will increase to 
7,934 AF in 2020, 8,132 AF in 2025, 8,340 AF in 2030, and 8,560 AF in 2035. The City’s WSA 
population is expected to rise to 68,957 in 2020, 72,093 in 2025, 75,382 in 2030, and 78,833 in 2035. 
In 2015, the City consumed 81 gallons per capita per day (GCPD); the UWMP sets a 2020 goal to 
limit per-capita consumption to 117 GPCD.  

The project would generate residential use water demand for an estimated 78 people. Using the 2015 
UWMP per-capita consumption of 81 GPCD for 78 people results in approximately 6,318 gallons 
of water per day. Annually, this equals 2,306,070 gallons per year, or 7.07 AF.11  

 
The 2015 UWMP concludes the City will continue to be able to provide water to customers in 
normal, dry, and multiple dry years. Considering existing and future projected groundwater supplies 
and City groundwater consumption, the City has adequate water supplies to serve the proposed 
project. No new water supply source or entitlements would be necessary, and impacts would be less 
than significant.  
 

c. Less than Significant Impact. The WWTF would have adequate capacity to treat project 
wastewater in addition to existing commitments. No new public wastewater conveyance or treatment 
facilities would be needed to serve the proposed project. See wastewater discussion in section 19.a.  
 

d. Less than Significant Impact. According to CalRecycle’s Disposal Reporting System (DRS), the 
City produced 42,533 tons of disposed solid waste in 2018, for an average of 4.3 pounds per person 
per day, or 1,575 pounds per person per year. According to the DRS, waste generated in the City 
was sent to the Monterey Peninsula Landfill (25,745 tons), the City of Watsonville Landfill (12,109 
tons), the Buena Vista Drive Sanitary Landfill (2,457 tons), the Fink Road Landfill (1,074 tons), the 
Kirby Canyon Recycling and Disposal Facility (596 tons), the Johnson Canyon Sanitary Landfill 
(434 tons), Altamont Landfill & Resource Recovery (65 tons), the John Smith Road Landfill (24 
tons), the Portero Hills Landfill (16 tons), the Guadalupe Sanitary Landfill (7 tons), Recology Hay 
Road (3 tons), and the Newby Island Sanitary Landfill (2 tons). Four landfills listed above accepted 
97.3 percent (41,385 tons) of the City’s solid waste in 2018, and a multi-facility estimate of landfill 
capacity is used in this analysis. Monterey Peninsula Landfill, the City of Watsonville Landfill, the 

 
11 Calculation: 81 GPCD x 78 residents = 6,318 gallons per day x 365 = 2,306,070 gallons per year = 7.07 AF annually. 
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Buena Vista Sanitary Landfill, and the Fink Road Landfill were chosen for analysis of landfill 
capacity relative to the proposed project’s estimated solid waste generation rate.  

According to CalRecycle’s SWIS Facility Detail, Monterey Peninsula Landfill, as of 2004, had 
remaining capacity for 48,560,000 cubic yards and is permitted to intake a maximum of 3,500 tons 
of solid waste per day. The City of Watsonville Landfill, as of 2018, had remaining capacity for 
1,417,561 cubic yards of waste and can intake 275 tons of solid waste per day. The Buena Vista 
Drive Sanitary Landfill, as of 2018, had remaining capacity for 2,206,541 cubic yards of waste and 
is permitted to intake 838 tons per day. The Fink Road Landfill, as of 2017, had a remaining capacity 
of 7,184,701 cubic yards and can intake 2,400 tons per day (CalRecycle SWIS).  

 
The project’s 78 residents, assuming the per capita per year rate of 1,575 pounds, would generate 
approximately 122,850 pounds (61.43 tons)12 of solid waste annually. If project solid waste was 
diverted to only the four study landfills at a rate of 0.17 tons per day,13, the project would increase 
daily landfill throughput to each of the four study landfills by less than one tenth of a percent.14 
Project solid waste may be diverted to any of the other additional disposal facilities listed above, and 
it is likely these facilities would receive less waste than this calculation estimates. The proposed 
project would not result in a substantial increase in solid waste generation nor generate solid waste 
in excess of the capacity of local infrastructure; impacts would be less than significant.  
 

e. Less than Significant Impact. The primary State legislation regarding solid waste is AB939, the 
Integrated Waste Management Act, adopted in 1989. AB939 requires local jurisdictions to achieve 
a minimum 50 percent solid waste diversion rate. A minimum 50 percent diversion rate for 
construction demolition and debris is also required. The project would not conflict with State laws 
governing construction or operational solid waste diversion and would comply with local 
implementation requirements.  
 
The project would include construction and demolition as well as materials disposal and recycling. 
The City requires all projects that include demolition and/or construction of structures to submit a 
Construction Waste Management Plan (Watsonville Construction and Demolition Recycling). The 
diversion requirements for all projects is 65 percent of the materials generated by a Construction and 
Demolition project. When the project is completed, the applicant must submit quantities of recycled 
or diverted materials and all weight receipts to the City Community Development Department. 
Compliance with existing solid waste regulations would render impacts less than significant.  

 
References: 
Roper Engineering. June 20, 2019. Preliminary Stormwater Control Plan for Tract No. 1604. 547 
Airport Blvd. Townhomes, 547 Airport Blvd. Watsonville, CA APN 015-321-01 
 
California Department of Resources Recycling and Recovery (CalRecycle), 2019. Jurisdiction 
Disposal and Alternative Daily Cover (ADC) Tons by Facility. Available at: 
https://www2.calrecycle.ca.gov/LGCentral/DisposalReporting/Destination/DisposalByFacility 
(accessed March 17, 2020). 
 

 
12 Calculation: 78 x 1,575 = 122,850 pounds of annual solid waste generated 
13 Calculation: 61.43 tons / 365 days = 0.17 tons/day 
14 Calculation: Monterey Peninsula Landfill: (0.17 / 3,500) x 100 = 0.004% City of Watsonville Landfill: (0.17 / 275) x 100 
= 0.06% Buena Vista: (0.17 / 838) x 100 = 0.02% Fink Road: (0.17 / 2,400) x 100 = 0.007% 
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California Department of Resources Recycling and Recovery (CalRecycle), 2019. Estimated Solid 
Waste Generation Rates. Available at: 
https://www2.calrecycle.ca.gov/WasteCharacterization/General/Rates (accessed on April 28, 2020). 
 
California Department of Resources Recycling and Recovery (CalRecycle), 2019. SWIS Facility 
Detail (Monterey Peninsula Landfill, City of Watsonville Landfill, Buena Vista Drive Sanitary 
Landfill, and Fink Road Landfill). Available at:  
https://www2.calrecycle.ca.gov/swfacilities/Directory/27-AA-0010/Index (accessed March 17, 2020).  
 
City of Watsonville, 2013. Public Improvement Standards. Available at: 
https://www.cityofwatsonville.org/DocumentCenter/View/2152/All-Public-Improvement-Standards-
PDF (accessed April 29, 2020). 
 
City of Watsonville, 2016. 2015 Urban Water Management Plan. Available at: 
https://www.cityofwatsonville.org/DocumentCenter/View/2046/2015-Urban-Water-Management-
Plan-Chapters-1-10-PDF (accessed April 29, 2020). 
 
City of Watsonville, 2019. Public Works & Utilities, Construction and Demolition Recycling. 
Available at: https://www.cityofwatsonville.org/1490/Construction-Demolition-Recycling (accessed 
on April 29, 2020). 
 
City of Watsonville, 2019. Public Works & Utilities, Engineering Division. Available at:  
https://www.cityofwatsonville.org/821/Public-Improvement-Standards (accessed on April 29, 2020). 
 
City of Watsonville, 2019. Public Works & Utilities, Wastewater Division. Available at: 
https://www.cityofwatsonville.org/812/Wastewater-Division (accessed on April 29, 2020).  
 
City of Watsonville, 2019. Public Works & Utilities, Water Division. Available at: 
https://cityofwatsonville.org/714/Water-Division (accessed on April 29, 2020). 
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6.20 Wildfire 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

If located in or near state responsibility areas or lands 
classified as very high fire hazard severity zones, Would the 
project: 

    

a) Substantially impair an adopted emergency response plan 
or emergency evacuation plan?  

    

b) Due to scope, prevailing winds, and other factors, 
exacerbate wildfire risks, and thereby expose project 
occupants to pollutant concentrations from a wildfire or the 
uncontrolled spread of a wildfire?  

    

c) Require the installation or maintenance of associated 
infrastructure (such as roads, fuel breaks, emergency water 
sources, power lines or other utilities) that may exacerbate 
fire risk or that may result in temporary or ongoing impacts 
to the environment?  

    

d) Expose people or structures to significant risks, including 
downslope or downstream flooding or landslides, as a 
result of runoff, post-fire slope instability, or drainage 
changes?  

    

 
Conclusion: Regarding wildfire, the proposed project would not result in any significant environmental 
impacts.  
 
Documentation: 
a. No Impact. The proposed project would not impair the emergency response or emergency 

evacuation plan for the County. The proposed project would not result in a significant change in 
existing circulation patterns and would have no effect on emergency response routes. See section 6.9 
Hazards and Hazardous Materials for information on the emergency response plan. 
 

b. Less than Significant Impact. The project site is flat and located in a local responsibility area 
according to the CalFire FRAP Map. According to the City’s General Plan, a high fire hazard zone 
occurs in Watsonville approximately five miles west of the project site in a wildland-dominated area. 
The project area is industrial and urban, and the impact would be less than significant. 

 
c. Less than Significant Impact. The project site is located in an already heavily impacted industrial 

area that is equipped with emergency water sources and power lines that conform with City 
standards. The proposed project involves the installation of driveway approaches and internal 
roadways for ingress and egress to and from existing public rights-of-way. The existing transmission 
lines located along publicly accessible roads would continue to be maintained by PG&E.   

 
While the use of construction equipment for installation, maintenance, and improvements could 
temporarily increase fire risk on the property, compliance with all applicable Code standards, 
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including but not limited to City Construction Grading and Drainage Ordinance and City Fire Safety 
Ordinance requirements would reduce the effects of temporary impacts to less than significant levels.  
 

d. Less than Significant Impact. The project is flat and not located in a high fire severity zone. It is 
highly unlikely that the project would expose people or structures to significant risks as a result of 
runoff, post-fire slope instability. The impact would be less than significant. 

 
 
References: 
CalFire, 2019. Santa Cruz County Fire Hazard Severity Zones.  Available at: 
https://osfm.fire.ca.gov/media/6768/fhszs_map44.pdf (Accessed April 28, 2020) 
 
Watsonville Fire Safety Code. Title 8, Chapter 9. Available at: 
https://www.codepublishing.com/CA/Watsonville/html/Watsonville08/Watsonville0809.html 
(Accessed July 28, 2020) 
 
Watsonville Construction Grading and Drainage Ordinance. January 14, 2014. Available at: 
https://www.cityofwatsonville.org/DocumentCenter/View/2684/Stormwater-Post-Construction-
Standards-PDF?bidId= (Accessed July 28, 2020) 
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6.21 Mandatory Findings of Significance 
 

 Summary of Impacts 

 Potentially 
Significant 

Impact 

Less than 
Significant With 

Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

     
a) Does the project have the potential to substantially degrade 

the quality of the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten to 
eliminate a plant or animal community, substantially 
reduce the number or restrict the range of a rare or 
endangered plant or animal or eliminate important 
examples of the major periods of California history or 
prehistory?   

    

b) Does the project have impacts that are individually limited, 
but cumulatively considerable? (“Cumulatively 
considerable” means that the incremental effects of a 
project are considerable when viewed in connection with 
the effects of past projects, the effects of other projects, and 
the effects of probable future projects.) 

    

c) Does the project have environmental effects which will 
cause substantial adverse effects on human beings, either 
directly or indirectly?  

    

 
Conclusion: The proposed project would not result in any significant environmental impacts, as related 
to mandatory findings of significance.  
 
Documentation:  
a. Less than significant with mitigation incorporated. The project would be built on an area that is 

already heavily impacted by development. Potential cumulative impacts to fish and wildlife species 
are less than significant with incorporation of Mitigation Measures BIO‐1 and BIO-2. 
  
The project site is not known to have any association with an important example of California’s 
history or prehistory. Adverse impacts to archaeological and paleontological resources would not 
occur. Construction‐phase procedures would be implemented in the event any archaeological or 
paleontological resources are discovered during grading and excavation, consistent with Mitigation 
Measures CUL‐1 and CUL‐2. Implementation of these Mitigation Measures would ensure that 
impacts related to cultural resources would be less than significant.  
 

b. Less than Significant Impact. Cumulative impacts can result from the interactions of environmental 
changes resulting from one proposed project with changes resulting from other past, present, and 
future projects that affect the same resources, utilities and infrastructure systems, public services, 
transportation network elements, air basin, watershed, or other physical conditions. Such impacts 
could be short‐term and temporary, usually consisting of overlapping construction impacts, as well 
as long term, due to the permanent land use changes involved in the project. The traffic analysis 
estimated that the project would generate 154 trips (a 99-trip increase per day). 
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Short‐term impacts related to noise and pollutant emissions would be at less than significant levels 
and therefore would not contribute substantially to any other concurrent construction programs that 
may be occurring in the vicinity, and with the incorporation of NOISE-1. The project’s contribution 
to long‐term, cumulative impacts would not be significant. In particular, the project is subject to 
development impact fees and property taxes to offset project related impacts to public services and 
utility systems such as fire protection services, traffic control and roadways, storm drain facilities, 
water and wastewater facilities, and other public facilities and equipment. The impacts would be less 
than significant. not substantially impact any scenic vistas, scenic resources, or the visual character 
of the area, as discussed in section 6.1, and would not result in excessive light or glare.   
 

c. Less than Significant Impact. Potential impacts were analyzed in sections 6.1 thru 6.20, and no 
evidence is presented that this project would degrade the quality of the environment. The City hereby 
finds that, with implementation of the incorporated Mitigation Measures listed in this IS/MND, there 
would be no substantial, adverse impacts on human beings, directly, or indirectly, with mitigation 
incorporated. 

 
References:   
 
None. 
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7. Lead Agency and Consultants 
 
Lead Agency: 
City of Watsonville 
Community Development Department 
Planning Division 
250 Main Street 
Watsonville, California 95076 
 
Justin Meek, AICP, Principal Planner 
 
Consultants: 
MIG, Inc. 
800 Hearst Avenue 
Berkeley, California 94710 
 
AEI Consultants 
2500 Camino Diablo, Suite 100 
Walnut Creek, California 94597 
 
Roper Engineering 
64 Penny Lane, Suite A 
Watsonville, California 95076 
 
W-Trans 
505 17th Street, 2nd Floor 
Oakland, California, 94612 
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The City received one comment letter on the 547 Airport Boulevard Initial Study and 
Mitigated Negative Declaration (IS/MND) during the 30-day public review period, which 
ended on September 22, 2020. The commenter is listed below. 

 Lowell Hurst, Councilmember, District 3. Former Mayor

The written response to the comments and the comment, is attached. The responses are 
included first and the comment is included after. The Errata for the Initial Study/Mitigated 
Negative Declaration follows.  

The comment reflects community concern with the project but does not raise a CEQA issue. 
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Dear Councilmember Hurst, 

 

An Environmental Site Assessment (ESA) was performed for the project covering the entire project 
parcel. A Phase 1 Environmental Site Assessment (or Phase I ESA) is completed to research the current 
and historical uses of a property as part of a commercial real estate transaction. This involves a review 
of records, a site inspection, and interviews with owners, occupants, neighbors and local government 
officials. The intent of the report is to assess if current or historical property uses have impacted the soil 
or groundwater beneath the property and could pose a threat to the environment and/or human health. 
A Phase II ESA assesses whether contamination is present through sampling and a laboratory analysis 
to confirm the presence of hazardous materials; a Phase II ESA may be recommended, if appropriate, 
based on conclusions of the Phase I report.  

The Phase I ESA was prepared for the project site by AEI Consultants on March 18, 2020 (included as 
Appendix C in the IS/MND). While iron in the soil wasn’t specifically measured for this project, there were 
no findings that the soil could pose a threat to human health. Additionally, the Phase 1 cites a Phase 2 
site assessment from 2010 that sampled soils for metals, which did not yield dangerous levels of iron.  

Additionally, Mitigation Measures HAZ-1 and HAZ-2 would mitigate any potential impacts from hazards 
materials to less than significant.  

 

MIG Staff, October 12, 2020.  
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City of Watsonville 1 547 Airport Blvd Project 
  Initial Study/Mitigated Negative Declaration MMRP 

Mitigation Monitoring and Reporting Program 
547 Airport Boulevard Project  

Initial Study/Mitigated Negative Declaration 

 
October 13, 2020 

 
 

Public Resources Code Section 21081.6 requires the implementation of mitigation measures identified in environmental review 
documents prepared in accordance with CEQA after a project is approved.  Thus, this Mitigation Monitoring and Reporting 
Program (MMRP) has been prepared to ensure compliance with the adopted mitigation measures for the 547 Airport Blvd Initial 
Study/Mitigated Negative Declaration. 
 
The City of Watsonville is the agency responsible for implementation of the mitigation measures identified in the Initial 
Study/Mitigated Negative Declaration.  This MMRP provides the City with a convenient mechanism for quickly reviewing all the 
mitigation measures including the ability to focus on select information such as timing.  The MMRP identifies the timeframe in 
which the required mitigation measure must be monitored and the monitoring/enforcement agency. 
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547 Airport Boulevard Initial Study/Mitigated Negative Declaration 

Mitigation Monitoring and Reporting Program 

 
 

 
Mitigation Measure 

 
Time Frame/ Monitoring Milestone 

 
Enforcement Agency 

 

Implemented? 
(Date, Signature, Notes) 

BIOLOGICAL RESOURCES  

Mitigation Measure BIO-1: Nesting Bird Avoidance or Conduct 
Preconstruction Surveys. If construction, grading, or other project-
related improvements are scheduled during the nesting season of 
protected raptors and migratory birds, a focused survey for active nests of 
such birds shall be conducted by a qualified biologist within seven (7) days 
prior to the beginning of project-related activities. The results of the survey 
shall be sent to the City of Watsonville prior to the start of project activities. 
The minimum survey radii surrounding the work area shall be the 
following: i) 250 feet for passerines; ii) 500 feet for other small raptors 
such as accipiters; iii) 1,000 feet for larger raptors such as buteos. Nesting 
seasons are typically defined as follows: i) March 15 to August 30 for 
smaller bird species such as passerines; ii) February 15 to August 30 for 
raptors.  
The following measures shall be taken to avoid potential inadvertent 
destruction or disturbance of nesting birds on and near the project site as 
a result of construction-related vegetation removal and site disturbance: 
a) To avoid impacts to nesting birds, all construction-related 
activities (including but not limited to mobilization and staging, clearing, 
grubbing, vegetation removal, fence installation, demolition, and grading) 
shall occur outside the avian nesting season (generally prior to February 1 
or after August 31). Active nesting is present if a bird is sitting in a nest, a 
nest has eggs or chicks in it, or adults are observed carrying food to the 
nest. 
b) If construction-related activities are scheduled to occur during 
the nesting season (generally February 1 through August 31), a qualified 
biologist shall conduct a habitat assessment and preconstruction nesting 
survey for nesting bird species no more than seven (7) days prior to 
initiation of work.  A qualified wildlife biologist is an individual who 
possesses, at a minimum, a bachelor’s or advanced degree, from an 
accredited university, with a major in biology, zoology, wildlife biology, 

Prior to issuance building permits, 
removal of trees, and initiation of 
construction. 
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natural resources science, or a closely related scientific discipline, at least 
two years of field experience in the biology and natural history of local 
plant, fish, and wildlife resources present at the development site, and 
knowledge of state and federal laws regarding the protection of sensitive 
and endangered species. The qualified biologist conducting the surveys 
shall be familiar with the breeding behaviors and nest structures of birds 
known to nest in the project site.  Surveys shall be conducted at the 
appropriate times of day during periods of peak activity (i.e., early morning 
or dusk) and shall be of sufficient duration to observe movement patterns. 
Surveys shall be conducted within the project area and 250 feet of the 
construction limits for nesting non-raptors and 1,000 feet for nesting 
raptors, as feasible.  If the survey area is found to be absent of nesting 
birds, no further mitigation would be required. However, if project activities 
are delayed by more than seven (7) days, an additional nesting bird 
survey shall be performed. 
c) If pre-construction nesting bird surveys result in the location of 
active nests, no site disturbance (including but not limited to equipment 
staging, fence installation, clearing, grubbing, vegetation removal, fence 
installation, demolition, and grading), shall take place within the buffer 
zone established under BIO-2.  Monitoring, by a qualified biologist, shall 
be required to ensure compliance with the relevant California Fish and 
Game Code requirements. Monitoring dates and findings shall be 
documented.  Active nests found inside the limits of the buffer zones or 
nests within the vicinity of the project site showing signs of distress from 
Project activity, as determined by the qualified biologist, shall be monitored 
daily during the duration of the project for changes in breeding behavior.  If 
changes in behavior are observed (e.g., distress, disruptions), the buffer 
shall be immediately adjusted by the qualified biologist until no further 
interruptions to breeding behavior are detected.  The nest protection 
buffers may be reduced if the qualified biologist determines in compliance 
with CDFW permit requirements (if any) that construction activities would 
not be likely to adversely affect the nest. If buffers are reduced, twice 
weekly monitoring may need to be conducted to confirm that construction 
activity is not resulting in detectable adverse effects on nesting birds or 
their young. The qualified biologist may implement an alternative 
monitoring schedule depending on the construction activity, season, and 
species potentially subject to impact, subject to compliance with CDFW 
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permits (if any). Construction shall not commence within the prescribed 
buffer areas until a qualified biologist has determined that the young have 
fledged or the nest site is otherwise no longer in use. A report of the 
findings will be prepared by a qualified biologist and submitted to the City 
prior to the initiation of construction-related activities that have the 
potential to disturb any active nests during the nesting season. 
d) City staff will not issue permits for ground disturbing activities 
until after the site has been surveyed by a qualified biologist to ensure that 
no active nest disturbance or destruction will occur as a result of the 
project. If necessary, nest protection buffers will be fenced off and active 
nest monitoring will be initiated prior to permit issuance.  
 

Mitigation Measure BIO-2: Active Nest Buffer. The applicant shall 
designate active nests as “Ecologically Sensitive Areas” (ESA) and protect 
the nest (while occupied) during project activities with the establishment of 
a fence barrier surrounding the nest site. 
 
a) Buffer distances for bird nests should be site specific and an 
appropriate distance, as determined by the qualified biologist. The buffer 
distances should be specified to protect the bird’s normal behavior to 
prevent nesting failure or abandonment.  
b) The qualified biologist shall have authority to order the cessation of all 
nearby project activities if the nesting birds exhibit abnormal behavior 
which may cause reproductive failure (nest abandonment and loss of eggs 
and/or young) until an appropriate buffer is established.  
c) Typical protective buffers between each identified nest site and 
construction site are as follows: 1) 300 feet for hawks, owls and eagles; 2) 
50 feet for passerines.  
d) The qualified biologist shall monitor the behavior of the birds (e.g., 
adults and young, when present) at the nest site to ensure that they are 
not disturbed by project activities.  
e) Nest monitoring shall continue during project work until the young have 
completely left the nest site; as determined by the qualified biologist. 
f) No habitat removal or modification shall occur within the ESA-fenced 
nest zone until the young have fully fledged and will no longer be 
adversely affected by the project. 
 

Prior to issuance of construction 
permits, removal of trees, and initiation 
of construction. 
 
During construction activity. 
 
Submission of report following 
completion of monitoring 
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CULTURAL RESOURCES 

Mitigation Measure CUL‐1: Conduct Archaeological Sensitivity 
Training for Construction Personnel. The Applicant shall retain a 
qualified professional archaeologist who meets U.S. Secretary of the 
Interior’s Professional Qualifications and Standards to conduct an 
archaeological sensitivity training for construction personnel prior to 
commencement of excavation activities. The training session shall be 
carried out by a cultural resource professional with expertise in 
archaeology, who meets the U.S. Secretary of the Interior’s Professional 
Qualifications and Standards. The Applicant and/or qualified professional 
archaeologist shall propose a date for scheduling the training at the pre-
construction meeting with City staff.  The Applicant shall notify the City at 
least 48 hours before holding the training and keep a log of all attendees.  
The training session shall include a handout and shall focus on how to 
identify archaeological resources that may be encountered during 
earthmoving activities and the procedures to be followed in such an event, 
the duties of archaeological monitors, and the general steps a qualified 
professional archaeologist would follow in conducting a salvage 
investigation, if one is necessary.  
 

Prior to issuance of grading permits 
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Mitigation Measure CUL‐2: Cease Ground‐Disturbing Activities and 
Implement Treatment Plan if Archaeological Resources Are 
Encountered. In the event archaeological resources are unearthed during 
ground-disturbing activities, all ground-disturbing activities within 50 feet of 
the find shall be halted so that the find can be evaluated. Ground moving 
activities shall not be allowed to continue until a qualified archaeologist 
has examined the newly discovered artifact(s) and has evaluated the area 
of the find. All archaeological resources unearthed by project construction 
activities shall be evaluated by a qualified professional archaeologist, who 
meets the U.S. Secretary of the Interior’s Professional Qualifications and 
Standards. In the event that the newly discovered artifacts are determined 
to be prehistoric, Native American Tribes/Individuals shall be contacted 
and consulted, and Native American construction monitoring shall be 
initiated. 
 
Because it is possible for a lead agency to determine that an artifact is 
considered significant to a local tribe (and thus be a significant resource 
under CEQA, even if it would not otherwise be considered significant 
under CEQA), all Native American artifacts (tribal finds) shall be 
considered as a significant Tribal Cultural Resource, pursuant to PRC 
21074 until the lead agency has enough evidence to make a determination 
of significance. The City shall coordinate with the archaeologist to develop 
an appropriate treatment plan for the resources. The plan may include 
implementation of archaeological data recovery excavations to address 
treatment of the resource along with subsequent laboratory processing 
and analysis. If appropriate, the archaeologist may introduce 
archaeological monitoring on the site. An archaeological report will be 
written detailing all archaeological finds and submitted to the City and the 
Northwest Information Center. 
 
 
 
 
 
 
 
 

During construction 
 

Community Development 
Department 
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GEOLOGY and SOILS 

GEO-1: California Building Code. All construction activities shall meet 
the California Building Code regulations for seismic safety. Construction 
plans shall be subject to review and approval of the City prior to the 
issuance of a building permit. All work shall be subject to inspection by the 
City and must conform to all applicable code requirements and approved 
improvement plans prior to final inspection approval or the issuance of a 
certificate of occupancy. The Applicant shall be responsible for notifying 
construction contractors about California Building Code regulations for 
seismic safety.  

 

Prior to issuance of building permits Building Department  

Mitigation Measure GEO-2:  Erosion and Sediment Control Plan or 
Stormwater Pollution Prevention Control Plan. The Applicant shall 
submit an Erosion and Sediment Control Plan ora Finalized Stormwater 
Pollution Prevention Control Plan prepared by a registered professional 
engineer or qualified stormwater pollution prevention plan developer as an 
integral part of the grading plan. The Plan shall be subject to review and 
approval of the City prior to the issuance of a grading permit. The Plan 
shall include all erosion control measures to be used during construction, 
including run-on control, sediment control, and pollution control measures 
for the entire site to prevent discharge of sediment and contaminants into 
the drainage system. The Plan shall include the following measures as 
applicable: 

a) Throughout the construction process, ground disturbance shall be 
minimized, and existing vegetation shall be retained to the extent possible 
to reduce soil erosion.  All construction and grading activities, including 
short-term needs (equipment staging areas, storage areas and field office 
locations) shall minimize the amount of land area disturbed. Whenever 
possible, existing disturbed areas shall be used for such purposes. 

b) All drainage ways, wetland areas and creek channels shall be 
protected from silt and sediment in storm runoff using appropriate BMPs 
such as silt fences, diversion berms and check dams.  Fill slopes shall be 
stabilized and covered when appropriate. All exposed surface areas shall 
be mulched and reseeded. All cut and fill slopes shall be protected with 

Prior to issuance of grading permits 
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hay mulch and/or erosion control blankets, as appropriate. 

c) All erosion control measures shall be installed according to the 
approved plans prior to the onset of the rainy season but no later than 
October 15th. Erosion control measures shall remain in place until the end 
of the rainy season but may not be removed before April 15th. The 
applicant shall be responsible for notifying construction contractors about 
erosion control requirement. 

d) Example design standards for erosion and sediment control include, 
but are not limited to, the following: avoiding disturbance in especially 
erodible areas; minimizing disturbance on slopes exceeding 30 percent; 
using berms, swales, ditches, vegetative filter strips, and catchbasins to 
prevent the escape of sediment from the site; conducting development in 
increments; and planting bare soils to restore vegetative cover. 

e) The applicant will also develop an inspection program to evaluate if 
there is any significant on-site erosion as a result of the rainfall. If there 
were problem areas at the site, recommendations will be made to improve 
methods to manage on-site erosion.  

 

Mitigation Measure GEO-3: Conduct Paleontological Sensitivity 
Training for Construction Personnel. The Applicant shall retain a 
professional paleontologist, who meets the qualifications set forth by the 
Society of Vertebrate Paleontology and shall conduct a paleontological 
sensitivity training for construction personnel prior to commencement of 
excavation activities. The Applicant and/or qualified professional 
paleontologist shall propose a date for scheduling the training at the pre-
construction meeting with City staff.  The Applicant shall notify the City at 
least 48 hours before holding the training and keep a log of all attendees.  
The training will include a handout and will focus on how to identify 
paleontological resources that may be encountered during earthmoving 
activities and the procedures to be followed in such an event, the duties of 
paleontological monitors, notification and other procedures to follow upon 
discovery of resources, and the general steps a qualified professional 
paleontologist would follow in conducting a salvage investigation if one is 
necessary. 

Before construction Community Development 
Department 
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GEO-4: Cease Ground-Disturbing Activities and Implement 
Treatment Plan if Paleontological Resources Are Encountered. If 
paleontological resources and or unique geological features are unearthed 
during ground-disturbing activities, ground-disturbing activities shall be 
halted or diverted away from the vicinity of the find so that the find can be 
evaluated. A buffer area of at least 50 feet shall be established around the 
find where construction activities shall not be allowed to continue until 
appropriate paleontological treatment plan has been approved by the 
Applicant and the City. Work shall be allowed to continue outside of the 
buffer area. The Applicant and City shall coordinate with a professional 
paleontologist, who meets the qualifications set forth by the Society of 
Vertebrate Paleontology, to develop an appropriate treatment plan for the 
resources. Treatment may include implementation of paleontological 
salvage excavations to remove the resource along with subsequent 
laboratory processing and analysis or preservation in place. At the 
paleontologist’s discretion and to reduce construction delay, the grading 
and excavation contractor shall assist in removing rock samples for initial 
processing. 

 

During Construction Community Development 
Department 

 

HAZARDS and HAZARDOUS MATERIALS 

Mitigation Measure HAZ-1: Asbestos Containing Materials.  Per 
recommendations in the Phase I Environmental Site Assessment (ESA) 
performed for the project site, prior to any redevelopment or demolition 
activities the Applicant shall: (1) survey the existing on-site structures for 
the presence of asbestos containing materials (to be conducted by an 
OSHA-certified inspector); and (2) if building elements containing any 
amount of asbestos are present, prepare a written Asbestos Abatement 
Plan describing activities and procedures for removal, handling, and 
disposal of these building elements using EPA- and/or OSHA-approved 
procedures, work practices, and engineering controls.   

 

Before demolition Community Development 
Department 

 

Mitigation Measure HAZ-2: Consult with a Lead Risk Assessor.  The 
Applicant shall consult with a lead risk assessor to determine the options 

Before demolition Community Development 
Department 
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for control of possible LBP hazards. If present, the lead-based paint shall 
be removed and disposed of following lead abatement performance 
standards included in the U.S. Department of Housing and Urban 
Development Guidelines for Evaluation and Control of Lead-Based Paint 
program, in compliance with Title 8 California Code of Regulations 
(including Section 1532.1).  

NOISE 

Mitigation Measure NOISE-1: Construction Noise Control Best 
Management Practices: The City shall require the Applicant to 
incorporate the following construction noise best management practices 
into all applicable project bid, design, and engineering documents:  

1) Construction work hours shall be limited to the hours of 7 AM to 7 PM.  

2) The A sign on site shall identify the project by name and shall also 
provide a contact name and phone number for the job site and the 
project’s representative for addressing noise concerns. 

3) Heavy equipment engines shall be covered and exhaust pipes shall 
include a muffler in good working condition. 

4) Stationary equipment such as compressors, generators, and welder 
machines shall be located as far away from surrounding residential land 
uses as possible. The project shall connect to existing electrical service at 
the site to avoid the use of stationary, diesel- or other alternatively-fueled 
power generators, if feasible. 

5) Impact tools such as jack hammers shall be hydraulically or electrically 
powered wherever possible to avoid noise associated with compressed air 
exhaust from pneumatically powered tools. When use of pneumatic tools 
is unavoidable, it shall be ensured the tool will not exceed a decibel limit of 
85 dBA at a distance of 50 feet. Pneumatic tools shall also include a noise 
suppression device on the compressed air exhaust. 

6) No radios or other amplified sound devices shall be audible beyond the 
property line of the construction site.  

7) Prior to the start of any construction activity, the Applicant or its 
contractor shall prepare a Construction Noise Complaint Plan that 
identifies the name and/or title and contact information (including phone 

During Construction Community Development 
Department 
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number and email) of the Contractor and District-representatives 
responsible for addressing construction-noise related issues and details 
how the District and its construction contractor will receive, respond, and 
resolve to construction noise complaints. At a minimum, upon receipt of a 
noise complaint, the Applicant and/or Contractor representative identified 
in the Plan shall identify the noise source generating the complaint, 
determine the cause of the complaint, and take steps to resolve the 
complaint. 

Mitigation Measure NOISE-2: Reduce Residential Interior Noise 
Exposure. Prior to the issuance of a building permit for the proposed 
project, the City shall review and approve an acoustical analysis, prepared 
by or on behalf of the Applicant, that confirms actual noise levels for the 
project will not exceed: 

1. 70 CNEL along northern portion of the site where building facades 
would be located, per the land use compatibility standards contained in the 
City’s General Plan;  

2. 45 CNEL in habitable rooms; and 

3. 50 dBA Leq (1-hour) in other occupied rooms.  

Potential noise insulation site and building design features capable of 
achieving this requirement may include, but are not limited to: sound 
barriers; enhanced exterior wall construction/noise insulation design; use 
of enhanced window, door, and roof assemblies with above average 
sound transmission class (STC) or outdoor/indoor transmission call (OITC) 
values; or use of mechanical, forced air ventilation systems to permit a 
windows closed condition in residential units. 

 

 

 

 

 

 

Prior to issuance of building permit Community Development 
Department 
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TRANSPORTATION 

Mitigation Measure TRANS-1: Construction Period Transportation 
Impacts. The Applicant shall submit a Construction Period Traffic Control 
Plan to the City for review and approval. The plan shall include traffic 
safety guidelines compatible with Section 12 of the Caltrans Standard 
Specifications (“Construction Area Traffic Control Devices”) to be followed 
during construction. The plan shall also specify provision of adequate 
signing and other precautions for public safety to be provided during 
project construction. In particular, the plan shall include a discussion of 
bicycle and pedestrian safety needs due to project construction and later, 
project operation. In addition, the plan shall address emergency vehicle 
access during construction. The applicant or their general contractor for 
the project shall notify the Public Works & Utilities Department and local 
emergency services (i.e., the Police and Fire Departments) prior to 
construction to inform them of the proposed construction schedule and 
that traffic delays may occur. Prior to approval of a grading permit, the City 
shall review and approve the project Construction Period Traffic Control 
Plan. During construction, the City shall periodically verify that traffic 
control plan provisions are being implemented. 
 

During Construction Public Works and Utilities 
Department 

 

TRIBAL CULTURAL RESOURCES 

Application of Mitigation Measures CUL-1 through CUL-2 Prior to issuance of grading permits Community Development 
Department  
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RESOLUTION NO.  _____ - 21 (PC) 

           
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE, CALIFORNIA, RECOMMENDING TO THE CITY 
COUNCIL ADOPT: 
 

1. A RESOLUTION CERTIFYING A MITIGATED NEGATIVE 
DECLARATION FOR THE PROJECT (PP2018-11), IN 
COMPLIANCE WITH THE CALIFORNIA ENVIRONMENTAL 
QUALITY ACT (CEQA); 

2. A RESOLUTION APPROVING A GENERAL PLAN MAP 
AMENDMENT TO CHANGE THE LAND DESIGNATION OF 
SANTA CRUZ COUNTY ASSESSOR’S PARCEL NUMBER 015-
321-01 FROM INDUSTRIAL TO RESIDENTIAL HIGH DENSITY; 

3. AN ORDINANCE TO CHANGE THE ZONING MAP DISTRICT OF 
SANTA CRUZ COUNTY ASSESSOR’S PARCEL NUMBER 015-
321-01 FROM IP (INDUSTRIAL PARK) TO RM-3/PD (MULTIPLE 
RESIDENTIAL HIGH DENSITY WITH A PLANNED 
DEVELOPMENT OVERLAY DISTRICT); 

4. A RESOLUTION APPROVING THE TENTATIVE MAP FOR THE 
SUBDIVISION OF THE 1.57± ACRE SITE INTO 21 RESIDENTIAL 
LOTS AND ONE COMMON AREA PARCEL; AND 

5. A RESOLUTION APPROVING A SPECIAL USE PERMIT WITH 
DESIGN REVIEW AND SPECIFIC DEVELOPMENT PLAN 
(PP2018-11) FOR THE CONSTRUCTION OF 21 DWELLING 
UNITS ON INDIVIDUAL PARCELS, CONSISTING OF 21 
TOWNHOME UNITS ON A 1.57± ACRE SITE LOCATED AT 547 
AIRPORT BOULEVARD, WATSONVILLE, CALIFORNIA 

 
Project: AIRPORT BOULEVARD TOWNHOMES  

                         547 AIRPORT BOULEVARD 
APN: 015-321-01 

 
 WHEREAS, the project site has served as a facility manufacturing steel 

reinforcing bars since 1993; and 

 WHEREAS, on December 21, 2018, an application for General Plan Map 

Amendment, Rezoning, Planned Development, Major Subdivision (Tentative Map), and 

Special Use Permit with Design Review and Environmental Review (PP2018-11) to 

allow construction of 21 townhomes on individual parcels on a 1.57± acre site located at 

547 Airport Boulevard, Watsonville, California, was filed by Raoul Ortiz, applicant and 

property owner; and 
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 WHEREAS, the subject property is designated Industrial on the General Plan 

Land Use Diagram and is within the IP (Industrial Park) Zoning District; and  

 WHEREAS, the proposed residential development is located on the portion of 

APN 015-321-01 presently designated Industrial on the General Plan Land Use 

Diagram and within the IP Zoning District.  Residential units are not a permitted use; 

therefore, to allow residential development on APN 015-321-01, the project requires an 

amendment of the General Plan Land Use Diagram from Industrial to Residential High 

Density and Zoning Map from IP to RM-3/PD (Multiple Residential – High 

Density/Planned Development); and 

 WHEREAS, a draft Mitigated Negative Declaration (MND) was prepared for the 

proposed project in accordance with the California Environmental Quality Act (CEQA).  

The Draft MND addresses the potential physical environmental effects of the proposed 

project for each of the environmental topics outlined in Appendix G of the State CEQA 

Guidelines. The Draft MND also addresses the cumulative impacts resulting from other 

past, present and reasonably foreseeable future projects. The project was found to have 

no significant and unavoidable impacts. Impacts to biological resources, cultural and 

tribal resources, geology and soils, hazards and hazardous materials, noise, and 

transportation were found to be potentially significant but mitigable to less than 

significant. Impacts to other resource areas and environmental topics were found to be 

less than significant without mitigation; and 

 WHEREAS, the Draft MND was made available for public review and comment 

from August 24, 2020, to September 22, 2020.  Comments were received on the Draft 

MND but they did not change the analysis or conclusions or require mitigation 

measures.  In addition, minor revisions were prepared after the public review period but 

it was determined that these changes do not change the findings of the Draft MND and 
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were not considered significant new information that would trigger Draft MND 

recirculation pursuant to section 15073.5 of the State CEQA Guidelines. For example, 

they do not disclose a new or substantially worsened significant environmental impact, 

or a new feasible mitigation measure or alternative not proposed for adoption. Rather, 

the revisions correct or clarify information presented; and 

 WHEREAS, notice of time and place of the hearing to consider the approval of 

the entitlements and MND for the Airport Boulevard Townhomes project (PP2018-11) 

was given at the time and in the manner prescribed by the Zoning Ordinance of the City 

of Watsonville. The matter called for hearing evidence both oral and documentary 

introduced and received, and the matter submitted for decision; and 

 WHEREAS, the Planning Commission has considered all written and verbal 

evidence regarding this application at the public hearing and has made Findings, 

attached hereto and marked as Exhibit “A,” in support of the entitlements for the Airport 

Boulevard Townhomes project (PP2018-11) to allow construction of 21 townhome-style 

dwelling units on individual parcels on a 1.57± acre site located at 547 Airport Boulevard 

(APN 015-321-01), Watsonville, California. 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 

of Watsonville, California, as follows: 

 Good cause appearing, therefore, the Planning Commission of the City of 

Watsonville does hereby recommend the City Council grant approval of the entitlements 

for the Airport Boulevard Townhomes project and certify the MND (PP2018-11), 

attached hereto and marked as Exhibit “D,” subject to the Conditions attached hereto 

and marked as Exhibit “B” and “C,” to allow construction of 21 townhome-style dwelling 

units on individual parcels on a 1.57 acre site located at 547 Airport Boulevard (APN 

015-321-01),, Watsonville, California. 
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 I HEREBY CERTIFY that the foregoing Resolution was introduced at a regular 

meeting of the Planning Commission of the City of Watsonville, California, held on the 

1st day of June, 2021, by Commissioner_________________, who moved its adoption, 

which motion being duly seconded by Commissioner__________________, was upon 

roll call, carried and the resolution adopted by the following vote: 

Ayes:  Commissioners:  

Noes:  Commissioners:  

Absent: Commissioners:  

  
_________________________________ _______________________________ 
Suzi Merriam, Secretary Jenni Veitch-Olson, Chairperson 
Planning Commission  Planning Commission 
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CITY OF WATSONVILLE     EXHIBIT “A” 
PLANNING COMMISSION 
 
        Application No:  PP2018-11 
        APNs:   015-321-01 
        Applicant:  Raoul Ortiz 
        Hearing Date:  June 1, 2021 
 
 

Table of Contents 
 
Findings ..................................................................................................................................... 1 

General Plan/Zoning Map Amendment Findings (WMC § 14-12.708) .................................... 1 

Planned Development Overlay District Findings (Wmc § 14-16.2508) .................................... 6 

Tentative Map Findings (WMC § 13-04.09(d)) .......................................................................11 

Special Use Permit/Design Review Findings (WMC §§ 14-12.513, 14-12.403) .....................15 

Conditions of Approval ..............................................................................................................19 

Tentative Map Conditions Of Approval ..................................................................................19 

Standard Conditions: .........................................................................................................19 

Improvement Plans shall be submitted before reviewing Final Map and include the 

following: ............................................................................................................................20 

Prior to recordation of the Final Map, the following requirements must be satisfied: ...........23 

During construction, the following conditions shall be adhered to: ......................................23 

Prior to occupancy, the following conditions must be adhered to: ......................................31 

Specific Development Plan/Special Use Permit with Design Review Conditions of Approval .33 

General Conditions: ...........................................................................................................33 

Project Specific Conditions: ...............................................................................................34 

Building and Fire-related Conditions: .................................................................................36 

Prior to occupancy, the following condition shall be met: ....................................................36 

Ongoing Conditions: ..........................................................................................................36 

 

Findings 
 
GENERAL PLAN/ZONING MAP AMENDMENT FINDINGS (WMC § 14-12.708) 
 
The following findings apply to the portion of the project site in which the General Plan 
land use designation is changed from Industrial to Residential High Density on the 
General Plan Land Use Diagram and the Zoning District is changed from IP (Industrial 
Park) to RM-3/PD (Multiple Residential – High Density with Planned Development 
Overlay) on the Zoning Map. 
 

Page 310 of 392



C:\Program Files\eSCRIBE\TEMP\20581229506\20581229506,,,547 Airport Blvd PC Findings and Conditions.docx  
Page 2 of 38 

1.  That the proposed amendment is consistent with the policies embodied in 
the General Plan. 

 
Supportive Evidence 
The proposed residential development is located on the portion of APN 015-321-
01 presently designated Industrial on the General Plan Land Use Diagram and 
within the IP Zoning District.  Residential units are not a permitted use; therefore, 
to allow residential development on APN 015-321-01, the project requires an 
amendment of the General Plan Land Use Diagram from Industrial to Residential 
High Density and an amendment of the Zoning Map from IP to RM-3/PD. 
 
The purpose of the Residential High Density designation is to provide living 
environments through multi-story apartment and condominium type housing at 
densities of between 14 and 36.99 dwelling units per acre. The project includes 
construction of 21 townhouse-style dwelling units.  The proposed density of the 
project is 16.2 units per acre. Therefore, the project is consistent with the dwelling 
type and residential density standards permitted in the Residential High Density 
designation. 
 
In addition, the project is consistent with the following General Plan goals, policies 
and implementation measures: 
 

 Land Use Element Goal 4.7: Land Use Suitability.  Ensure that the orderly 
development of land for the needs of the existing and projected population 
within in the City limit and Sphere of Influence is based on the land’s overall 
suitability, including: the accessibility of existing and proposed public facilities, 
services, and utilities, physical and financial constraints; and/or growth inducing 
impacts. 

 
The project site has been used as a rebar manufacturing site since 1993. The 
proposed project would be an infill project converting the site/land use to residential 
use. The site is within close proximity to existing utilities that can be extended to 
serve the project. The project would not induce population growth other than the 
residents that would directly inhabit the proposed residential units. 
 

 Land Use Element Policy 4.B: Neighborhood Preservation. The City shall 
plan for the protection of existing neighborhood qualities and the provision of 
adequate neighborhood facilities in developing areas. 

 

 Land Use Element Implementation Measure 4.B.2: New Neighborhood 
Facilities.  The City shall utilize land use controls, such as, specific plan, LOS 
standards, and zoning development controls, to ensure balanced 
neighborhood development in a compact pattern, and to avoid premature 
extension of public facilities and services. 

 

 Land Use Element Implementation Measure 4.A.2: Land Use 
Compatibility.  The City shall monitor housing production to ensure 
compatibility with surrounding land uses. 
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Although the proposed project is located adjacent to light industrial uses to the 
west and south, and the airport to the north, it is also adjacent to the existing 
Colonial Manor manufactured home residential development to the east. The 
proposed project will be built to a similar density to the manufactured housing 
project. The proposed project is consistent with City of Watsonville Livable 
Community Residential Design Guidelines (2001). 
 
The proposed project includes a General Plan Amendment and rezoning to change 
the land use designation and zoning of the project site to Residential High Density 
and RM-3, respectively. The rezoning would include adopting a PD Overlay District 
that would allow smaller lot sizes and more compact patterns of development. With 
approval of the proposed rezoning, the project would be consistent with applicable 
land use controls. 
 

 Land Use Element Goal 4.4 Industrial Land Use – Achieve economic 
diversification, living wage employment, the preservation of the agricultural 
economic base of the Pajaro Valley, and maintain a balance among jobs, 
housing, and other urban land uses. 

 

 Land Use Element Policy 4.D: Industrial Land Use.  The City shall promote 
modernization of existing industrial plants and the location of new industrial 
facilities on lands planned for industry in Watsonville 2005 General Plan. 

 

 Land Use Element Implementation Measure 4.D.4: Industrial Reserve.  
The City shall maintain a reserve of industrial land sufficient to meet the long-
term job creation goals and to enable the City to maximize economic 
opportunities consistent with the city’s Comprehensive Economic Development 
Action Plan. 

 
The 1.57-acre project represents approximately 0.3 percent of the 559.6 acres of 
land designated as Industrial in the General Plan, and the same percentage of the 
550.8 acres zoned either Industrial Park (IP) or General Industrial (IG). The 
existing industrial operation is small and not a major employer in the City. The site 
also abuts the Residential Medium (RM-2) designation to the east. Therefore, 
changing the designation will represent a small, marginal adjustment to the overall 
Land Use plan with minimal changes to the City’s industrial base and the ability to 
maintain a robust number of jobs in the City. The conversion of this small site does 
not compromise the reserve of industrial land in the city. There will still be a robust 
industrial base on the roughly 550 acres of industrial land remaining in the city. 
 

 Urban Design Element Goal 5.1: Visual Resources. Preserve and enhance 
the built and natural visual resources within Watsonville. 

 

 Urban Design Element Goal 5.2: Community Appearance.  Blend new 
development and recognized values of community appearance and scenic 
qualities, and ensure that new development enhances, rather than detracts 
from its surroundings. 
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 Urban Design Element Goal 5.6: Urban Design.  Achieve high standards of 
street, site and building design that are both efficient, and aesthetically 
pleasing. 

 

 Urban Design Element Policy 5.B Design Consistency – The City shall 
review new development proposals to encourage high standards of urban 
design and to ensure that elements of architectural design and site orientation 
do not degrade or conflict with the appearance of existing structures. 

 

 Urban Design Element Implementation Measure 5.A.4: Development 
Standards – In addition to the Design Review Guidelines, the City shall use the 
adopted standards for multiple family residential developments to ensure that 
medium- and high-density development is designed so as to enhance rather 
than detract from the urban environment. 
 

 Urban Design Element Implementation Measure 5.B.3: Enhancement – 
The City shall utilize the development standards, zoning ordinance regulations 
for each district, and the design review guidelines to ensure that new 
development is an asset to the existing neighborhood and community with 
regard to parking, landscaping, open space, and project design. 

 
Residential development would be consistent with the City of Watsonville Livable 
Community Residential Design Guidelines (2001). Specifically, residential units 
have been designed with facades that are well composed, balanced, and 
appropriately articulated to reflect the scale and street orientation of Watsonville’s 
traditional neighborhoods. The massing of wall and roof planes would be 
sufficiently broken up by the use of offsets in surfaces, changes in roof plane, 
variations in color, materials and trim. The streetscape plan would ensure that both 
the internal street system and the public frontage are aesthetically pleasing. 
 

 Housing Element Goal 3.0: Housing Production – Provide housing 
opportunity for Watsonville’s share of the regional housing need for all income 
groups.  

 Housing Element Policy 3.1 – Encourage the production of housing that 
meets the needs of all economic segments, including lower, moderate, and 
above moderate-income households, to achieve a balanced community. 

 

 Housing Element Policy 3.2 – Provide high quality rental and ownership 
housing opportunities for current and future residents that are affordable to a 
diverse range of income levels. 

 

 Housing Element Policy 3.4 – Continue to implement the Affordable Housing 
Ordinance, Density Bonus Ordinance, and other programs as a means of 
integrating affordable units within new residential development. 

 

 Housing Element Policy 4.2.  Implement and enforce residential design 
guidelines to ensure that the community’s expectations are met with respect to 
the quality and style of housing projects. 
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 Housing Element Program 18: Design Review Process – The City will 
continue to use the Livable Community Residential Design Guidelines in 
concert with the City’s General Plan, Zoning and Subdivision Ordinance and 
other area plans. The City will continue to ensure that projects comply with the 
City’s design review process and the Design Guidelines. 

 
The project will create 21 units of new for-sale housing. The project is required to 
provide 15 percent (3 units) of the 21 units as affordable, in accordance with the 
City’s Affordable Housing Ordinance, and will help the City meet the production 
goals of the Housing Element. The project is designed to be architecturally 
compatible with the existing development in the neighborhood. The site planning 
provides both private and common open space amenities for the benefit of the 
residents. The development will be consistent with the City of Watsonville Livable 
Community Residential Design Guidelines (2001). Additionally, fifteen percent of 
the proposed housing units would be inclusionary affordable housing units, in 
accordance with the City’s Affordable Housing Ordinance. An existing residence 
on the property will be demolished as part of project development. 
 

 Housing Element Goal 4.0: Removal of Government Constraints – Where 
appropriate, mitigate unnecessary governmental constraints to the 
maintenance, improvement, and development of housing. 

 

 Housing Element Program 17: Planned Development District – The City 
will continue to use the PD designation to provide flexibility in developments 
and facilitate creative housing option as well as explore amendments to the 
Zoning and Subdivision Ordinances to encourage lot consolidation in districts 
with substandard lots, fee and development waivers for projects meeting 
redevelopment criteria and other incentives for developers and property 
owners in such districts. The City will consider other options to encourage lot 
consolidation, such as a smaller lot size for PD development. 

 
The proposed project includes General Plan Amendment, rezoning and adoption 
of a PD Overlay District to allow the proposed residential development at higher 
densities than would be allowed by the underlying zoning district regulations. The 
proposed PD Overlay District allows the creation of small lots with modifications 
requested to support the proposed townhomes.  
 

2.  That the proposed amendment is compatible to the extent possible with the 
actual and general planned use of the adjacent properties. 

 
Supportive Evidence 
The proposed amendments to the General Plan Land Use Diagram and Zoning 
Map would allow infill housing in a manner consistent with existing nearby 
residential neighborhoods. The Colonial Manor manufactured housing 
development east of the site is built to a similar density as the project. The project 
is compatible with the light industrial uses to the west and south as well as the 
airport to the north. The site is served by existing utilities. The addition of 21 
dwellings will help the City provide much needed housing for its residents. 
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PLANNED DEVELOPMENT OVERLAY DISTRICT FINDINGS (WMC § 14-16.2508) 
 
The following findings apply to the portion of the project site in which a Planned 
Development (PD) Overlay District shall be combined with the underlying RM-3 Zoning 
District to allow the development of 21 units on individual parcels, consisting of 21 
townhome units on the property located at 547 Airport Boulevard.  
 
1. The District is consistent with the General Plan and/or the Local Coastal 

Land Use Plan, and/or adopted area plans when applicable. 
 

Supportive Evidence 
The project density of approximately 16.2 units per acre is consistent with the 
General Plan land use designation of Residential High Density, which allows 
density range of 14 to 36.99 units per acre.  The project is, therefore, consistent 
with the density requirements in the General Plan.  
 
The creation of small lots with townhome-style units requires approval of a 
modification request from district regulations set forth in WMC Section 14-16.404 
for the RM-3 Zoning District. The proposed modifications are necessary to achieve 
the project density of 16.2 units per acre. As described in the discussion of the 
General Plan Amendment, the project would be consistent with numerous Goals, 
Policies and Implementation Measures of the General Plan. 
 

2. The District is consistent with the purposes of WMC Chapter 14-16 and other 
applicable sections of Title 14. 

 
Supportive Evidence 
The PD process can be used to make modifications to subdivision and zoning 
district development standards for project sites that exceed one acre.  The purpose 
of the PD process is to provide a technique to foster development plans which 
serve public objectives more fully than development plans permitted under 
conventional zoning regulations.  A PD Overlay District may provide for 
modifications on district regulations, such as to building setbacks, lot coverage, lot 
area and street standards. 
 
The proposed project serves public objectives more fully than development plans 
permitted under conventional zoning regulations, in that proposed site layout, 
orientation and location of buildings, clustered development away from riparian 
areas, vehicular access, pedestrian circulation, parking, setbacks, common open 
space areas and communal amenities, and similar elements have been designed 
to create an attractive, livable project which addresses the housing needs of the 
City without having a negative effect on nearby neighborhoods and natural open 
spaces. 
 

3. The General Development Plan includes planned variations to underlying 
district regulations which serve public purposes to an equivalent or higher 
degree than would underlying district regulations. 
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Supportive Evidence 
Variations from conventional development standards are justified as the project is 
designed in a manner which offers amenities that enhance neighborhood quality, 
in general, and provides additional open space greater than what would be 
permitted by the underlying district regulations.   
 
The requested modifications will enable the applicant to build more units and 
provide more open space than would otherwise be permitted on the property. This 
will in turn enable the units to be more affordable and help the City meet the 700 
units necessary to fulfill the Regional Housing Needs Assessment (RHNA) in the 
2015-2013 Housing Element. Each of the requested modifications will be 
discussed individually below. 
 
i)  Allow a one-car, rather than two-car, garage for each unit (RDS Section II.A.2). 
The requested modification allowing the driveway to serve as a required parking 
space, and to have one-car garages, will enable the applicant to build more units 
than would otherwise be permitted. Since the parking spaces are oriented towards 
the internal street system and not towards the public right-of-way, parking on the 
driveway will generally not be visible from the public road. In addition, there is some 
evidence that car ownership is becoming relatively less popular, which may mean 
that not every household will own two automobiles. Based on these factors, the 
requested modification is reasonable to help the City achieve the critical goal of 
providing more housing. 
 
ii)  Allow a 6-foot-tall fence within the front setback (WMC § 14-32.020). The 
project, rather than being oriented to the public street, orients the units internally 
toward the private street system. The north side of Building 1 functions as the side 
yard for the building. As such, it seems reasonable to allow fencing to control 
access to the yards and open space areas of the project and enable the residents 
to enjoy the use of the yard near the street. To mitigate the appearance of the 
fence, it will be constructed of wrought iron. This will help preserve a more open 
appearance. Landscaping will also be planted between the buildings and the 
fence. The requested modification is reasonable to control access to the site while 
creating a landscaped buffer behind the fence. As a condition of approval, the 
height of the wooden fence along the western property line, near the street, will 
need to be reduced to preserve sight visibility for vehicles exiting the property. 
 
iii)  Allow less than 4 feet of space between a parking stall and an adjacent building 
(RDS Section II.B.8).  The compact parking space adjacent to the home on Lot 12 
appears to be less than 4 feet from the southeast corner of the building. However, 
anyone parking in this space will be able to easily open a car door as the side is 
not obstructed by the nearby building. As a condition of approval, wheel stops will 
be required at the front of all surface parking spaces to prevent vehicles from 
encroaching on nearby buildings, walkways or landscaping. It appears that 
allowing this modification would therefore be reasonable.  
 
iv)  Allow no setback where 5 feet is required between a side yard and a parking 
space (RDS Section II.B.5); and 
v)  Allow for no planter where a 5-foot-wide planter is required between parking 
spaces and adjoining property lines (RDS Section III.C.2.b).  Both of these 
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requests are related. The project has a compact parking space adjacent to the 
southern side property line of Lot 9, adjacent to the eastern side property line of 
Lot 12, and adjacent to the western side property of Lot 13. The spaces are not on 
the house lots; they are located on the common area of the project. Because the 
project is a zero-lot-line development, in which the homes share a wall, 
development regulations applicable to more traditional single-family development 
are inappropriate. In this case, since the buildings themselves have no setback, it 
seems reasonable to all parking spaces to also enjoy a zero setback. In addition, 
only the 3 compact spaces on the common area are affected by the requirement 
for a planter separation from an adjoining property line. These spaces are interior 
to the site, not visible from the public right-of-way. Landscaping flanks both side of 
the space adjacent to Lot 9; only a short section has a planter less than 5 feet 
wide. The two compact spaces between Lots 12 and 13 have landscaping on the 
non-abutting sides. Placing the parking spaces adjacent to each other allows a 
more efficient use of the land. The area in and around each of the parking spaces 
will still be landscaped. It appears that allowing these modifications would therefore 
be reasonable. 
 
The following is a list of project features that are considered a public benefit and, 
therefore, provide justification for a Planned Development: 

 Aggregate open space greater than the minimum requirement; 

 A centrally located common areas with amenities meant for all age groups 
to help foster a sense of community;  

 Maximizing the developable land area for more efficient land use and to 
provide a range of housing types; and 

 Increasing the number of housing units in turn increases the number of 
affordable housing units. 

 
4. The General Development Plan can be coordinated with existing and 

proposed development of surrounding areas. 
 

Supportive Evidence 
The proposed project allows infill housing in a manner consistent with existing and 
planned nearby residential neighborhoods.  The project will provide single-family 
homes in a multi-family configuration, providing a reasonable transition between 
the mobile-home park east of the site, the single-family homes further to the 
southeast, and light industrial operations to the west. 
 

5. The General Development Plan, overall, provides an amenity level and 
amount of open space greater than what would have been permitted by the 
underlying district regulations.  

  
Supportive Evidence     
A total of 33 percent of the site is landscaped where 20 percent is required. The 
proposed project provides additional open space greater than what would be 
permitted by the underlying district regulations.  Along with providing an aggregate 
open space greater than the minimum requirement, the project provides amenities 
for all age groups, such as a children’s area, landscaped park-like open space and 
family picnic area. 
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6. If applicable, a final subdivision map for the proposed planned development 
shall be recorded within two years of the expected date of adoption of the 
General Development Plan for the planned development.  

  
Supportive Evidence 
A condition of approval requires the filing of a Final Map within two years of the 
date of final project approval.  

  
7. The General Development Plan is planned so that the total development in 

each individual development phase can exist as an independent unit; 
adequate assurance will be provided that such objective will be attained; that 
the uses proposed will not be detrimental to present and planned 
surrounding uses, as shown in the General Plan, but will have a beneficial 
effect which could not be achieved without being located in a PD District.  

  
Supportive Evidence     
Project development will be built in one phase. The proposed residential 
development component of the project is compatible with existing residential 
neighborhoods on adjacent properties. The Colonial Manor manufactured housing 
development east of the site is built to a similar density as the project. The project 
is compatible with the light industrial uses to the west and south as well as the 
airport to the north. 
 

8. The General Development Plan includes streets and thoroughfares, suitable 
and adequate to carry anticipated traffic, and the proposed densities will not 
generate traffic in such amounts as to overload the street network outside 
the development.  

  
Supportive Evidence     
The project includes a private driveway system that meets City regulations and 
standards. The Initial Study prepared for the project determined that traffic 
generation would not create significant impacts to the street network. 

  
9. The General Development Plan is designed so that existing or proposed 

utility services and facilities and other public improvements are adequate for 
the population densities and land uses proposed.  

  
Supportive Evidence     
Existing utilities serve the site. The Draft MND determined that there would be no 
significant impacts to public services or utilities.  In addition, the applicant is 
required to pay impact fees, which are a one-time charge paid to the City by 
developers to offset the additional public service costs of new developments. 
 

10. The General Development Plan is designed so that proposed ratios for off-
street parking are consistent with parking regulations.  

  
Supportive Evidence     
The project includes a request for a deviation from the requirement that parking for 
each unit be provided in a two-car garage. The applicant is proposing a one-car 
garage and a second parking space on the driveway for each unit. The project is 
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required to provide 42 enclosed parking spaces; 21 are proposed. A total of 58 
parking spaces are required; 58 are proposed with the use of the driveway parking 
spaces. The proposed deviation is a reasonable way to promote the construction 
of much needed housing, including 3 units of affordable housing. 

  
11. The General Development Plan will not have a detrimental and unmitigatable 

financial impact on the City.  
  

Supportive Evidence     
This is a market-rate, for-sale townhome project, consisting of 21 single-family 
units.  The property, including the on-site roadways, will be maintained privately by 
a homeowner’s association.  As mentioned previously, the applicant is also 
required to pay impacts fees to offset the additional public service costs of new 
developments. 
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TENTATIVE MAP FINDINGS (WMC § 13-04.09(d)) 
 
1. The proposed map is consistent with the General Plan or any applicable 

Specific Plan, the Zoning code, WMC Chapter 4 (Major Subdivisions) of Title 
13, the Subdivision Map Act, and other applicable provisions of this code. 

 
Supportive Evidence 
The proposed residential development is located on parcel APN 015-321-01 
presently designated Industrial on the General Plan Land Use Diagram and within 
the IP Zoning District.  Residential units are not a permitted use; therefore, to allow 
residential development on the parcel, the project requires an amendment of the 
General Plan Land Use Diagram from Industrial to Residential High Density and 
an amendment of the Zoning Map from IP to RM-3 with a Planned Development 
Overlay. 
 
The purpose of the Residential High Density designation is to provide living 
environments through multi-story apartment and condominium type housing at 
densities of between 14 and 36.99 dwelling units per acre. The project includes 
construction of 21 townhouse-style dwelling units.  The proposed density of the 
project is 16.2 units per acre. Therefore, the project is consistent with the dwelling 
type and residential density standards permitted in the Residential High Density 
designation. 
 
The project consistency with the General Plan goals, policies and implementation 
measures discussed under Finding No. 1 in support of the proposed General Plan 
land use designation change and rezoning is incorporated by reference herein. 
 
The Planned Development (PD) process can be used to make modifications to 
subdivision and zoning district development standards for project sites that exceed 
one acre.  The purpose of the PD process is to provide a technique to foster 
development plans which serve public objectives more fully than development 
plans permitted under conventional zoning regulations.  A PD Overlay District may 
provide for modifications on district regulations, such as to building setbacks, lot 
coverage, lot area and street standards. 
 
The proposed project serves public objectives more fully than development plans 
permitted under conventional zoning regulations, in that proposed site layout, 
orientation and location of buildings, clustered development away from riparian 
areas, vehicular access, pedestrian circulation, parking, setbacks, common open 
space areas and communal amenities, and similar elements have been designed 
to create an attractive, livable project which addresses the housing needs of the 
City without having a negative effect on nearby neighborhoods and natural open 
spaces.  Therefore, the proposed project and modifications to district regulations 
conform to the general purpose and intent of the RM-3 Zoning District with a PD 
Overlay. 

 
2. The design or improvement of the proposed subdivision is consistent with 

the General Plan and any applicable Specific Plan. 
 

Page 320 of 392



C:\Program Files\eSCRIBE\TEMP\20581229506\20581229506,,,547 Airport Blvd PC Findings and Conditions.docx  
Page 12 of 38 

Supportive Evidence 
The proposed residential development component of the project is consistent with 
the dwelling type and residential density standards permitted in the General Plan 
for land designated as Residential High Density.  The project design is also 
compatible with existing residential neighborhoods on adjacent properties.  The 
Colonial Manor manufactured housing to the east of the site includes higher-
density housing. The proposed project is near, but not adjacent to, the existing 
single-family neighborhood southeast of the project site. The properties west and 
south of the site are predominantly light industrial in one and two-story tilt-up 
concrete buildings. The airport is north of the project site. None of these uses 
creates a significant compatibility issue such as noise impacts. A condition of 
approval requires the preparation of an acoustical analysis prior to issuance of a 
building permit to confirm noise levels will not exceed specified thresholds in the 
General Plan. 
 

3. The site is physically suitable for the proposed type of development. 
 

Supportive Evidence 
The project site is flat and existing utilities serve the site. No roads need to be 
extended to serve the property.  
 

4. The site is physically suitable for the proposed density of development. 
 

Supportive Evidence 
The proposed project involves an amendment of the General Plan Land Use 
Diagram from Industrial to Residential High Density.  The purpose of the 
Residential High Density designation is to provide housing at densities of between 
14 and 36.99 dwelling units per acre.  The proposed density of the project is 16.2 
units per acre, which is within the permitted range for land designated Residential 
High Density.   
 

5. The design of the subdivision or the proposed improvements is not likely to 
cause substantial environmental damage or substantially and avoidably 
injure fish or wildlife or their habitat.  

 
Supportive Evidence 
A Draft MND was prepared for the proposed project, which includes a biological 
resources report.  Various biological-related impacts were found to be potentially 
significant but mitigable to less than significant levels.  Identified measures that 
mitigate direct and/or indirect effects to wildlife and their habitat from 
implementation of the project have been included as conditions of approval. 

 
6. The design of the subdivision or the type of improvements is not likely to 

cause serious public health problems. 
 

Supportive Evidence 
The proposed project design is compatible with existing residential neighborhoods 
on adjacent properties.  The Draft MND determined that the project would not 
generate any hazards or hazardous materials. Demolition of the existing structures 
could release hazardous substances but mitigation measures are proposed to 
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reduce the potentially significant effects to less than significant levels. Therefore, 
the project will not cause public health problems. 
 

7. The design of the subdivision or the type of improvements will not conflict 
with easements, acquired by the public at large, for access through or use 
of property within the proposed subdivision.    

 
Supportive Evidence 
A 10-foot drainage easement is located adjacent to the southerly property 
boundary. Proposed project development would not conflict with said easement.  
 

8. The waste discharge from the proposed subdivision into a community sewer 
system will not result in or add to violations of existing requirements 
prescribed by the Regional Water Quality Control Board. 

 
Supportive Evidence 
The City provides wastewater service to the Watsonville, Pajaro, Freedom and 
Salsipuedes sanitary districts.  The City maintains more than 170 miles of 
collection pipelines and numerous pump stations to ensure that wastewater flows 
without interruption to the Watsonville Wastewater Treatment Facility (WWTF), 
located at 401 Panabaker Lane.  While WWTF has the capacity to treat 12.1 million 
gallons of effluent per day, the facility currently treats an average of 6.7 million 
gallons per day from residential, commercial and industrial sources.   
 
Section 6.19 of the Draft MND prepared for the proposed project provides an 
assessment of potential impacts to all public services and utilities, including the 
City’s sewer system.  The proposed project is estimated to generate approximately 
6,002 gallons of wastewater per day.  The existing WWTF has adequate capacity 
to serve the proposed project and, therefore, expansion or construction of a new 
treatment facility is not required.  
 

9. If the land is subject to any of the development restrictions included in 
Section 66474.4(a) of the Subdivision Map Act (including, but not limited to, 
Williamson Act contracts, open-space easements, and conservation 
easements), then the findings required by Section 66474.4 must be made to 
approve or conditionally approve the tentative map. 

 
Supportive Evidence 
The project site is used to manufacture reinforcing steel (rebar) and is not subject 
to any of the development restrictions included in GOV section 66474.4(a), 
including, but not limited to, Williamson Act contracts, open-space easements, and 
agricultural conservation easements. 

 
10. If the Tentative Map is subject to the water supply requirements included in 

Section 66473.7 of the Subdivision Map Act, then the findings required by 
Section 66473.7 must be made to approve or conditionally approve the 
tentative map. 
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Supportive Evidence 
As a full service City, all public services are in place to serve the proposed 
development.  In addition, impact fees will be collected to pay the project’s fair 
share on provided capital facilities, including the potable water treatment and 
distribution system.  The impact fee is also used to retrofit water fixtures such as 
toilets and showerheads within the City.  The water retrofit program results in a 
savings of 748 gallons of water per month. 
 
Section 6.19 of the Draft MND prepared for the proposed project provides an 
assessment of potential impacts to all public services and utilities, including the 
City’s water supply system.  The City’s groundwater wells are capable of providing 
for both current and projected water demands during normal and drought 
hydrologic conditions.  The existing water supply system has sufficient capacity 
and infrastructure to provide water to the proposed residential development. 
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SPECIAL USE PERMIT/DESIGN REVIEW FINDINGS (WMC §§ 14-12.513, 14-12.403) 
  
1. The proposed use/development is consistent with the goals and policies 

embodied in the adopted General Plan and the general purpose and intent of 
the applicable district regulations 

 
Supportive Evidence 
The proposed residential development is located on the portion of APN 015-321-
01 presently designated Industrial on the General Plan Land Use Diagram and 
within the IP Zoning District.  Residential units are not a permitted use; therefore, 
to allow residential development on the property, the project requires an 
amendment of the General Plan Land Use Diagram from Industrial to Residential 
High Density and an amendment of the Zoning Map from IP to RM-3 with the 
Planned Development Overlay. 
 
The purpose of the Residential High Density designation is to provide living 
environments through multi-story apartment and condominium type housing at 
densities of between 14 and 36.99 dwelling units per acre. The project includes 
construction of 21 townhouse-style dwelling units.  The proposed density of the 
project is 16.2 units per acre. Therefore, the project is consistent with the dwelling 
type and residential density standards permitted in the Residential High Density 
designation. 
 
The project consistency with the General Plan goals, policies and implementation 
measures discussed under Finding No. 1 in support of the proposed General Plan 
land use designation change and rezoning is incorporated by reference herein. 
 
The Planned Development (PD) process can be used to make modifications to 
subdivision and zoning district development standards for project sites that exceed 
one acre.  The purpose of the PD process is to provide a technique to foster 
development plans which serve public objectives more fully than development 
plans permitted under conventional zoning regulations.  A PD Overlay District may 
provide for modifications on district regulations, such as to building setbacks, lot 
coverage, lot area and street standards. 
 
The project proposes modifications to several development standards. Each of the 
requested modifications will be discussed individually below. 
 

i)  Allow a one-car, rather than two-car, garage for each unit (RDS Section 
II.A.2). The requested modification allowing the driveway to serve as a 
required parking space, and to have one-car garages, will enable the 
applicant to build more units than would otherwise be permitted. Since the 
parking spaces are oriented towards the internal street system and not 
towards the public right-of-way, parking on the driveway will generally not 
be visible from the public road. In addition, there is some evidence that car 
ownership is becoming relatively less popular, which may mean that not 
every household will own two automobiles. Based on these factors, the 
requested modification is reasonable to help the City achieve the critical 
goal of providing more housing. 
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ii)  Allow a 6-foot-tall fence within the front setback (WMC § 14-32.020). The 
project, rather than being oriented to the public street, orients the units 
internally toward the private street system. The north side of Building 1 
functions as the side yard for the building. As such, it seems reasonable to 
allow fencing to control access to the yards and open space areas of the 
project and enable the residents to enjoy the use of the yard near the street. 
To mitigate the appearance of the fence, it will be constructed of wrought 
iron. This will help preserve a more open appearance. Landscaping will also 
be planted between the buildings and the fence. The requested modification 
is reasonable to control access to the site while creating a landscaped buffer 
behind the fence. As a condition of approval, the height of the wooden fence 
along the western property line, near the street, will need to be reduced to 
preserve sight visibility for vehicles exiting the property. 
 
iii)  Allow less than 4 feet of space between a parking stall and an adjacent 
building (RDS Section II.B.8).  The compact parking space adjacent to the 
home on Lot 12 appears to be less than 4 feet from the southeast corner of 
the building. However, anyone parking in this space will be able to easily 
open a car door as the side is not obstructed by the nearby building. As a 
condition of approval, wheel stops will be required at the front of all surface 
parking spaces to prevent vehicles from encroaching on nearby buildings, 
walkways or landscaping. It appears that allowing this modification would 
therefore be reasonable.  
 
iv)  Allow no setback where 5 feet is required between a side yard and a 
parking space (RDS Section II.B.5); and 
v)  Allow for no planter where a 5-foot-wide planter is required between 
parking spaces and adjoining property lines (RDS Section III.C.2.b).  Both 
of these requests are related. The project has a compact parking space 
adjacent to the southern side property line of Lot 9, adjacent to the eastern 
side property line of Lot 12, and adjacent to the western side property of Lot 
13. The spaces are not on the house lots; they are located on the common 
area of the project. Because the project is a zero-lot-line development, in 
which the homes share a wall, development regulations applicable to more 
traditional single-family development are inappropriate. In this case, since 
the buildings themselves have no setback, it seems reasonable to all 
parking spaces to also enjoy a zero setback. In addition, only the 3 compact 
spaces on the common area are affected by the requirement for a planter 
separation from an adjoining property line. These spaces are interior to the 
site, not visible from the public right-of-way. Landscaping flanks both side 
of the space adjacent to Lot 9; only a short section has a planter less than 
5 feet wide. The two compact spaces between Lots 12 and 13 have 
landscaping on the non-abutting sides. Placing the parking spaces adjacent 
to each other allows a more efficient use of the land. The area in and around 
each of the parking spaces will still be landscaped. It appears that allowing 
these modifications would therefore be reasonable. 

 
The proposed project serves public objectives more fully than development plans 
permitted under conventional zoning regulations, in that proposed site layout, 

Page 325 of 392



C:\Program Files\eSCRIBE\TEMP\20581229506\20581229506,,,547 Airport Blvd PC Findings and Conditions.docx  
Page 17 of 38 

orientation and location of buildings, vehicular access, pedestrian circulation, 
parking, setbacks, common open space areas and communal amenities, and 
similar elements have been designed to create an attractive, livable project which 
addresses the housing needs of the City without having a negative effect on nearby 
neighborhoods and natural open spaces.  Therefore, the proposed project and 
modifications to district regulations conform to the general purpose and intent of 
the RM-3 Zoning District with a PD Overlay. 

 
2. The proposed use/development is compatible with and preserves the 

character and integrity of adjacent development and neighborhoods and 
includes improvements or modifications either on-site or within the public 
rights-of-way to mitigate development related adverse impacts such as 
traffic, noise, odors, visual nuisances, or other similar adverse effects to 
adjacent development and neighborhoods.  

 
Supportive Evidence 
The project would provide infill housing in a manner consistent with existing nearby 
residential neighborhoods. The Colonial Manor manufactured housing 
development east of the site is built to a similar density as the project. The project 
is compatible with the light industrial uses to the west and south as well as the 
airport to the north. The site is served by existing utilities. The addition of 21 
dwellings will help the City provide much needed housing for its residents. The 
project, with appropriate conditions of approval and environmental mitigation 
measures, will be designed to ensure that no adverse impacts will be created. 

 
3. The proposed use/development will not generate pedestrian or vehicular 

traffic which will be hazardous or conflict with the existing and anticipated 
traffic in the neighborhood. 

 
Supportive Evidence  
The Draft MND was prepared for the proposed project, which includes a traffic 
study.  Traffic-related impacts were found to be potentially significant but mitigable 
to less than significant levels.  Identified measures have been included as 
conditions of approval. 

 
4. The proposed use/development incorporates roadway improvements, traffic 

control devices or mechanisms, or access restrictions to control traffic flow 
or divert traffic as needed to reduce or eliminate development impacts on 
surrounding neighborhood streets. 

 
Supportive Evidence 
The Draft MND that was prepared for the proposed project includes a traffic study.  
The study determined that Airport Boulevard was sufficient to handle the traffic 
demand of the project without modification. While the proposed internal drive aisles 
are narrower than the City’s standards for roads, they would only provide access 
to project residents.  Traffic-related impacts were found to be potentially significant 
but mitigable to less than significant levels.  Identified measures have been 
included as conditions of approval. 
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5. The proposed use/development incorporates features to minimize adverse 
effects, including visual impacts and noise, of the proposed special use on 
adjacent properties. 

 
Supportive Evidence  
The project includes removing existing industrial operations and one residence. 
The project also includes new residential development consistent with the City of 
Watsonville Livable Community Residential Design Guidelines (2001). Therefore, 
the project would enhance the appearance of the site. 
 
The Draft MND that was prepared for the proposed project includes a noise study.  
Construction-related noise impacts were found to be potentially significant but 
mitigable to less than significant levels.  Identified measures that mitigate 
temporary noise impacts during construction activities have been included as 
conditions of approval. 

 
6. The proposed special use/development complies with all additional 

standards imposed on it by the particular provisions of this chapter, any City 
of Watsonville architectural guidelines, development and public 
improvement standards, and all other requirements of this title applicable to 
the proposed special use and uses within the applicable zoning district. 

 
Supportive Evidence 
The proposed project is consistent with City of Watsonville Livable Community 
Residential Design Guidelines (2001).  Specifically, residential units have been 
designed with facades that are well composed, balanced, and appropriately 
articulated to reflect the scale and street orientation of Watsonville’s traditional 
neighborhoods. The massing of wall and roof planes would be sufficiently broken 
up by the use of balconies, dormer windows, offsets in surfaces, and use of 
complimentary materials and trim. The streetscape plan would ensure that streets 
are aesthetically pleasing. Other than the modifications discussed previously, the 
project will be consistent with all development standards.  
 

7. The proposed special use/development will not be materially detrimental to 
the public health, safety, convenience and welfare, and will not result in 
material damage or prejudice to other property in the vicinity. 

 
Supportive Evidence 
The project will provide additional dwelling units to help meet the need for market-
rate and affordable housing.  The proposed project design is compatible with 
existing and planned residential neighborhoods on adjacent properties.  Therefore, 
the project will not be detrimental to public welfare, and will not result in material 
damage to other property in the vicinity. 
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CITY OF WATSONVILLE   EXHIBIT “B” 
PLANNING COMMISSION 
 
      Application No:  PP2018-11 
      APNs:    015-321-01 
      Applicant:  Raoul Ortiz 
      Hearing Date:  June 1, 2021 
 

Conditions of Approval 
 
TENTATIVE MAP CONDITIONS OF APPROVAL 

 
These conditions of approval apply to the Tentative Map for the proposed Airport 
Boulevard Townhomes Development Project, a subdivision of a 1.57 acre site into 21 
residential lots and one common area parcel, located at 547 Airport Boulevard.  For the 
purpose of these conditions, the term “applicant” shall also mean the developer, 
subdivider, owner or any successor(s) in interest to the terms of this approval. 

Standard Conditions: 
  
1. Conditional Approval Timeframe.  The Tentative Map is conditionally approved 

for 24 months, in accordance with Section 13-4.10(a) of the Watsonville Municipal 
Code (WMC) and Section 66452.6 of the State Subdivision Map Act.  The map shall 
be null and void if not recorded within 24 months from the effective date of the 
approval thereof.  Time extensions may be granted provided the applicant requests 
same at least thirty days in advance of the expiration of the approval by the City 
Council.  This approval applies to plans titled "Tentative Map, 547 Airport Boulevard 
Townhomes," and received by the Community Development Department on January 
3, 2018, and revised on February 16, 2021. (CDD-P) 

 
2. Final Map.  The Final Map shall be in substantial conformance with the approved 

Tentative Map unless modified by subsequent conditions of approval.  After approval 
is granted, modifications to the Tentative Map or to conditions imposed may be 
considered in accordance with Title 13 (Subdivision Ordinance) of the Watsonville 
Municipal Code. (CDD-E, PW) 

 
3. Findings.  Approval is subject to the findings and supportive evidence in accordance 

with WMC Section 13-04.09(d) of the Subdivision Ordinance with said Findings set 
forth in Exhibit “A” and made a part of this Tentative Map.  (CDD-E) 

 
4. Substantial Conformance.  The project shall be in compliance with all standards 

and/or conditions of all local, State, and Federal codes and ordinances, appropriate 
development standards, and current City policies as modified by the Special Use 
Permit with Design Review.  Any substantial deviation will be grounds for review by 
the City and may possibly result in revocation of the Tentative Map approval. (CDD-
P, -E, -B) 

      
5. Indemnity Agreement.  The applicant shall agree in writing to indemnify and defend 

the City in case of legal challenge arising out of the City approving the project.  Said 
agreement shall be subject to approval of the City Attorney. (CAT) 
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Improvement Plans shall be submitted before reviewing Final Map and include 
the following: 
 
6. Improvement Agreement.  Applicant shall enter into an improvement agreement 

with the City to install public and offsite improvements, furnish securities, insurances 
and pay the cost of all engineering review and inspection.  Said agreement shall be 
in a form acceptable to the City Attorney.  Applicant shall provide an itemized 
estimate of the cost of construction of all offsite and public improvements.  The cost 
estimate shall be approved by the City and used to establish the amount of the 
Securities. (CDD-E, CAT) 

 
7. Improvement Standards.  All improvements in the public or private right-of-way 

shall comply with the most current version of the City of Watsonville Public 
Improvement Standards.   Plans and design documents shall be signed and 
stamped by a California Licensed Architect or Engineer.  Standards that are different 
than those of the City must be approved by the City.   (CDD-E) 

 
8. Improvement Plans.  Improvement plans shall substantially conform to the 

Tentative Map.  Provide all existing and proposed improvements and striping within 
the road right-of-way, where appropriate.  Plans shall be designed in accordance 
with the City’s Public Improvement Standards. (CDD-E, -P) 

 
9. Civil Plans.  Improvement plan submittal shall include civil plans prepared by a civil 

engineer licensed to practice in the state of California.  Civil plans shall include 
grading, drainage, and erosion control plans.   (CDD-E, PW) 

 
10. CC&Rs.  The applicant shall prepare Covenants, Conditions, and Restrictions 

(CC&Rs) for review and approval by the Community Development Department and 
City Attorney.  A declaration of CC&Rs shall be recorded on the entire property 
concurrently with the Final Map. Said CC&Rs shall include provision for the 
establishment of a Homeowners Association (HOA) with the responsibility to 
maintain items that are specified therein.  CC&Rs provision shall include the 
following specific elements: 

a. Require the establishment of one HOA for the entire development area; 

b. Require the maintenance and operations by the HOA of the common open space 
areas (including common recreational areas), private roads, curbs, gutters, 
sidewalks, walkways, street lighting, street trees, on-street guest parking, 
accessible parking, landscaping (including landscaping in the riparian/natural 
open space area), trails (including the extension of the public access trail within 
the riparian setback area), utility easements, exterior fences, retaining walls, and 
storm water management and detention facilities (including bioretention 
“raingarden” areas); 

c. Provide a budget for maintaining facilities within common areas; 
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d. Create obligations and a method to amortize and pay for (together with lien 
rights) the maintenance and repair of facilities within common areas; 

e. Prohibit additions to or remodeling of a structure which extends beyond the 
original footprint; 

f. Require that garage interiors not be converted to or used for any purpose which 
interferes with parking of the number of motor vehicles for which the garage was 
designed, and no temporary storage shall be allowed which would interfere with 
the parking of said vehicles; and 

g. Require that the HOA shall not dissolve or relinquish their maintenance 
obligations without review by the City Manager and approval by the City Council 
at a public hearing. (CDD-P, -E, CAT) 

 
11. Maintenance of Detention Basins.  Provide draft language for incorporation in the 

CC&Rs describing maintenance responsibility of and schedule for detention basins 
for review and comment by the Public Works and Utilities Department.  Include 
language that the HOA shall implement said maintenance in accordance with 547 
Airport Boulevard Townhomes Rain Garden Maintenance and Operations Plan.  
Plan shall be reviewed and approved by the Public Works Director or designee. 
(CDD-P, PW) 

 
12. Addressing Potential Homeless Issues.  Provide draft language for incorporation 

in the CC&Rs for how the HOA will address potential homeless encampments, 
including but not limited to the following:   

a. Call police within 24 hours of complaint of illegal camping, fires, and/or 
alcohol use; 

b. Cleanup or hire City to cleanup encampments or encampment trash in and 
around detention basins within 72 hours; 

c. If City called to provide service there will be fee for service to be paid by the 
HOA; 

d. If issue persists beyond 72 hours, City may move forward with cleanup and 
charge fee for service to be paid by the HOA; 

e. Report all suspicious activity within 24 hours; and 

f. Post signage that states what enforceable actions are not permitted in area 
at trail entrances and detention basins.  Use same signage installed by City 
at other locations within slough (see attached example). 

 
13. CC&Rs and Liability.  The issuance of this permit does not exempt the owner of 

the property for which this permit is issued from liabilities which may arise out of 
failure to comply with applicable CC&Rs.  PLEASE BE ADVISED THAT THE 
PROPERTY OWNER PREPARE CC&R’s FOR THE PROJECT AND PRIVATE 
LEGAL ACTION MAY BE BROUGHT AGAINST THE PROPERTY OWNER FOR 
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FAILURE TO COMPLY WITH ALL APPLICABLE CC&Rs AND THAT THE CITY OF 
WATSONVILLE DOES NOT ENFORCE CC&Rs. (CAT) 

 
14. Public Access & Utility Easements.  Rights-of-way and public utility easements 

shall be offered for dedication to the City by certificate on the Final Map.  Easements 
shall be for access, construction, maintenance and utilities.  (CDD-E) 

 
15. Off-site Easements.  Applicant shall secure easements for all facilities, which are 

to be located off-site, on private property, including but not limited to drainage 
outfalls, guest parking stalls, and emergency access. (CDD-E, -P) 

 
16. Written Authorization.  No permanent improvements may be constructed over any 

existing easements without written authorization from the easement holder.  (CDD-
E) 

 
17. Erosion Control. The applicant shall revise the Environmental Grading Detail 

(sheet C5.1) to specify that all erosion control materials, including fiber rolls and 
erosion control blankets, shall use only biodegradable materials and avoid all plastic 
netting due to potential impacts on wildlife. (CDD-E) 

 
18. Erosion Control Plans.  Erosion control plans shall provide Best Management 

Practices (BMPs) during construction to prevent sediment, debris and contaminants 
from draining offsite.  BMP’s shall comply with the City of Watsonville Erosion 
Control Standards and the Erosion and Sediment Control Field Manual by the 
California Regional Water Quality Control Board, San Francisco Region, latest 
edition.  All erosion control shall be installed prior to October 15 and be maintained 
in place until April 15.   The applicant shall ensure that all contractors are aware of 
all erosion control standards and BMP’s. (CDD-E) 

 
19. Post-construction Stormwater Management Requirements. The applicant shall 

comply with WMC Section 6-3.535 Post-construction Requirements. (CDD-E) 
 
20. Grading Plans.  Grading plans shall comply with the City grading ordinance. (CDD-

E) 
 
21. Soils Report.  Plans shall strictly adhere to the soils report. (CDD-E, -B) 
 
22. Street Light. A new street light shall be installed in the public right-of-way near the 

northwest corner of the site. (CDD-E, PW) 
 
23. Street Trees. Street trees shall be installed along Airport Boulevard, in accordance 

with the City’s Urban Greening Plan (2012) and Public Works Standards S-804. Said 
trees shall be spaced 25' to 30' feet apart in front of the site and be placed in such a 
manner to avoid existing PG&E gas mains. (CDD-E, PW)  

 
24. ADA Path of Travel.  Design all site improvements according to Americans with 

Disabilities Act (ADA) requirements.  The project shall provide accessible paths, 
curb ramps and/or crosswalks, as necessary, to interconnect the site, including the 
pedestrian paths to the row-style townhouse units. (CDD-B) 
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25. Solid Waste Service Plan.  Solid waste generated during the construction of this 
project shall be serviced by the City of Watsonville Solid Waste Division. Applicant 
shall submit a Solid Waste Service Plan prior to approval of the final map and 
improvement plans so that City staff may determine what services will be required 
during construction. (CDD-E, PW) 

 
26. Engineering Testing & Inspection Agreement.  Prior to permit issuance, applicant 

shall execute an Engineering Testing and Inspection Agreement and submit it to the 
City for approval. Applicant shall hire a testing firm to perform engineering testing 
and inspection, such as soils and concrete testing and inspection. The applicant may 
hire only those testing firms that are listed on the Special Inspection Agency 
Recognition List. The testing and inspection shall be done at the direction of the City 
Inspector. The firm shall report nonconforming items to the City Inspector and furnish 
daily, weekly and final reports as outlined in the agreement and directed by the City 
Inspector. (CDD-E, -B) 

 
27. Underground Utilities.  Install all utility lines and facilities for power and 

communications underground within or adjacent to the development.  No overhead 
services to the property or overhead extensions of main lines shall be permitted.  
Service plans shall be approved by the respective utility company and the City prior 
to the recordation of the final map. (CDD-E, PW) 

Prior to recordation of the Final Map, the following requirements must be 
satisfied: 
 
28. Provide a Final Map prepared by or under the direction of a licensed land surveyor 

or registered civil engineer, prepared in accordance with the Subdivision Map Act.  
Submit four (4) copies of the final map, one 8-1/2" x 11" copy of the site plan, two 
copies of property boundary closure calculations and one copy of a recent title 
report.  (CDD-E) 

During construction, the following conditions shall be adhered to:  
 
29. Construction Noise Control Best Management Practices (MM NOISE-1).  The 

applicant shall implement the following construction noise reduction techniques 
during construction activities: 

a) Construction work hours shall be limited to the hours of 7 AM to 7 PM.  

b) A sign on site shall identify the project by name and shall also provide a contact 
name and phone number for the job site and the project’s representative for 
addressing noise concerns. 

c) Heavy equipment engines shall be covered and exhaust pipes shall include a 
muffler in good working condition. 

d) Stationary equipment such as compressors, generators, and welder machines 
shall be located as far away from surrounding residential land uses as possible. 
The project shall connect to existing electrical service at the site to avoid the use 
of stationary, diesel- or other alternatively-fueled power generators, if feasible. 
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e) Impact tools such as jack hammers shall be hydraulically or electrically powered 
wherever possible to avoid noise associated with compressed air exhaust from 
pneumatically powered tools. When use of pneumatic tools is unavoidable, it 
shall be ensured the tool will not exceed a decibel limit of 85 dBA at a distance 
of 50 feet. Pneumatic tools shall also include a noise suppression device on the 
compressed air exhaust. 

f) No radios or other amplified sound devices shall be audible beyond the property 
line of the construction site.  

g) Prior to the start of any construction activity, the Applicant or its contractor shall 
prepare a Construction Noise Complaint Plan that identifies the name and/or title 
and contact information (including phone number and email) of the Contractor 
and District-representatives responsible for addressing construction-noise 
related issues and details how the District and its construction contractor will 
receive, respond, and resolve to construction noise complaints. At a minimum, 
upon receipt of a noise complaint, the Applicant and/or Contractor representative 
identified in the Plan shall identify the noise source generating the complaint, 
determine the cause of the complaint, and take steps to resolve the complaint. 
(CDD-B, -E, PW) 

 
30. Grading Area.  Limits of grading shall be staked or flagged in the field. (CDD-B,  -

E, PW) 
 
31. Nesting Bird Avoidance (MM BIO-1).  If construction, grading, or other project-

related improvements are scheduled during the nesting season of protected raptors 
and migratory birds, a focused survey for active nests of such birds shall be 
conducted by a qualified biologist within seven (7) days prior to the beginning of 
project-related activities. The results of the survey shall be sent to the City of 
Watsonville prior to the start of project activities. The minimum survey radii 
surrounding the work area shall be the following: i) 250 feet for passerines; ii) 500 
feet for other small raptors such as accipiters; iii) 1,000 feet for larger raptors such 
as buteos. Nesting seasons are typically defined as follows: i) March 15 to August 
30 for smaller bird species such as passerines; ii) February 15 to August 30 for 
raptors.  

The following measures shall be taken to avoid potential inadvertent destruction or 
disturbance of nesting birds on and near the project site as a result of construction-
related vegetation removal and site disturbance: 

a) To avoid impacts to nesting birds, all construction-related activities (including but 
not limited to mobilization and staging, clearing, grubbing, vegetation removal, 
fence installation, demolition, and grading) shall occur outside the avian nesting 
season (generally prior to February 1 or after August 31). Active nesting is 
present if a bird is sitting in a nest, a nest has eggs or chicks in it, or adults are 
observed carrying food to the nest. 

b) If construction-related activities are scheduled to occur during the nesting season 
(generally February 1 through August 31), a qualified biologist shall conduct a 
habitat assessment and preconstruction nesting survey for nesting bird species 
no more than seven (7) days prior to initiation of work.  A qualified wildlife 
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biologist is an individual who possesses, at a minimum, a bachelor’s or advanced 
degree, from an accredited university, with a major in biology, zoology, wildlife 
biology, natural resources science, or a closely related scientific discipline, at 
least two years of field experience in the biology and natural history of local plant, 
fish, and wildlife resources present at the development site, and knowledge of 
state and federal laws regarding the protection of sensitive and endangered 
species. The qualified biologist conducting the surveys shall be familiar with the 
breeding behaviors and nest structures of birds known to nest in the project site.  
Surveys shall be conducted at the appropriate times of day during periods of 
peak activity (i.e., early morning or dusk) and shall be of sufficient duration to 
observe movement patterns. Surveys shall be conducted within the project area 
and 250 feet of the construction limits for nesting non-raptors and 1,000 feet for 
nesting raptors, as feasible.  If the survey area is found to be absent of nesting 
birds, no further mitigation would be required. However, if project activities are 
delayed by more than seven (7) days, an additional nesting bird survey shall be 
performed. 

c) If pre-construction nesting bird surveys result in the location of active nests, no 
site disturbance (including but not limited to equipment staging, fence installation, 
clearing, grubbing, vegetation removal, fence installation, demolition, and 
grading), shall take place within the buffer zone established under BIO-2.  
Monitoring, by a qualified biologist, shall be required to ensure compliance with 
the relevant California Fish and Game Code requirements. Monitoring dates and 
findings shall be documented.  Active nests found inside the limits of the buffer 
zones or nests within the vicinity of the project site showing signs of distress from 
Project activity, as determined by the qualified biologist, shall be monitored daily 
during the duration of the project for changes in breeding behavior.  If changes 
in behavior are observed (e.g., distress, disruptions), the buffer shall be 
immediately adjusted by the qualified biologist until no further interruptions to 
breeding behavior are detected.  The nest protection buffers may be reduced if 
the qualified biologist determines in compliance with CDFW permit requirements 
(if any) that construction activities would not be likely to adversely affect the nest. 
If buffers are reduced, twice weekly monitoring may need to be conducted to 
confirm that construction activity is not resulting in detectable adverse effects on 
nesting birds or their young. The qualified biologist may implement an alternative 
monitoring schedule depending on the construction activity, season, and species 
potentially subject to impact, subject to compliance with CDFW permits (if any). 
Construction shall not commence within the prescribed buffer areas until a 
qualified biologist has determined that the young have fledged or the nest site is 
otherwise no longer in use. A report of the findings will be prepared by a qualified 
biologist and submitted to the City prior to the initiation of construction-related 
activities that have the potential to disturb any active nests during the nesting 
season. 

d) City staff will not issue permits for ground disturbing activities until after the site 
has been surveyed by a qualified biologist to ensure that no active nest 
disturbance or destruction will occur as a result of the project. If necessary, nest 
protection buffers will be fenced off and active nest monitoring will be initiated 
prior to permit issuance. (CDD-B, -E, PW) 
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Mitigation Monitoring BIO-1. Prior to issuance of any grading permit(s), the City 
shall review and approve the results of all pre-construction surveys and any 
measures recommended by the biologist to avoid sensitive species, which shall be 
noted on the final project plans. The project proponent shall not initiate any ground 
disturbing activity until applicant has submitted evidence to the City that Mitigation 
Measures BIO-1 and BIO-2, have been completed and are consistent with USFWS 
and/or CDFW permit requirements (if agency involvement is required). In addition, 
prior to ground disturbing activities, the City shall be provided with a written summary 
of the results of surveys by a qualified biologist to ensure that no active bird nest 
disturbance or destruction of breeding bat roosts will occur as a result of the project. 
If necessary, nest protection buffers will be fenced off and active nest monitoring will 
be initiated prior to permit issuance. A qualified biologist will also provide worker-
awareness training prior to any work within aquatic habitats or adjacent upland 
habitat where California red-legged frog have potential to occur. (CDD-B, -E, PW) 

32. Active Nest Buffer (MM BIO-2).  The applicant shall designate active nests as 
“Ecologically Sensitive Areas” (ESA) and protect the nest (while occupied) during 
project activities with the establishment of a fence barrier surrounding the nest site. 

 
a) Buffer distances for bird nests should be site specific and an appropriate 

distance, as determined by the qualified biologist. The buffer distances should 
be specified to protect the bird’s normal behavior to prevent nesting failure or 
abandonment.  

b) The qualified biologist shall have authority to order the cessation of all nearby 
project activities if the nesting birds exhibit abnormal behavior which may cause 
reproductive failure (nest abandonment and loss of eggs and/or young) until an 
appropriate buffer is established.  

c) Typical protective buffers between each identified nest site and construction site 
are as follows: 1) 300 feet for hawks, owls and eagles; 2) 50 feet for passerines.  

d) The qualified biologist shall monitor the behavior of the birds (e.g., adults and 
young, when present) at the nest site to ensure that they are not disturbed by 
project activities.  

e) Nest monitoring shall continue during project work until the young have 
completely left the nest site; as determined by the qualified biologist. 

f) No habitat removal or modification shall occur within the ESA-fenced nest zone 
until the young have fully fledged and will no longer be adversely affected by the 
project. (CDD-B, -E, PW) 

 
33. Conduct Archaeological Sensitivity Training for Construction Personnel (MM 

CUL-1).  The Applicant shall retain a qualified professional archaeologist who meets 
U.S. Secretary of the Interior’s Professional Qualifications and Standards to conduct 
an archaeological sensitivity training for construction personnel prior to 
commencement of excavation activities. The training session shall be carried out by 
a cultural resource professional with expertise in archaeology, who meets the U.S. 
Secretary of the Interior’s Professional Qualifications and Standards. The Applicant 
and/or qualified professional archaeologist shall propose a date for scheduling the 
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training at the pre-construction meeting with City staff.  The Applicant shall notify the 
City at least 48 hours before holding the training and keep a log of all attendees.  
The training session shall include a handout and shall focus on how to identify 
archaeological resources that may be encountered during earthmoving activities and 
the procedures to be followed in such an event, the duties of archaeological 
monitors, and the general steps a qualified professional archaeologist would follow 
in conducting a salvage investigation, if one is necessary. (CDD-B, -E, PW) 

 

34. Cease Ground‐Disturbing Activities and Implement Treatment Plan if 
Archaeological Resources Are Encountered (MM CUL-2).  In the event 
archaeological resources are unearthed during ground-disturbing activities, all 
ground-disturbing activities within 50 feet of the find shall be halted so that the find 
can be evaluated. Ground moving activities shall not be allowed to continue until a 
qualified archaeologist has examined the newly discovered artifact(s) and has 
evaluated the area of the find. All archaeological resources unearthed by project 
construction activities shall be evaluated by a qualified professional archaeologist, 
who meets the U.S. Secretary of the Interior’s Professional Qualifications and 
Standards. In the event that the newly discovered artifacts are determined to be 
prehistoric, Native American Tribes/Individuals shall be contacted and consulted, 
and Native American construction monitoring shall be initiated. 

 
Because it is possible for a lead agency to determine that an artifact is considered 
significant to a local tribe (and thus be a significant resource under CEQA, even if it 
would not otherwise be considered significant under CEQA), all Native American 
artifacts (tribal finds) shall be considered as a significant Tribal Cultural Resource, 
pursuant to PRC 21074 until the lead agency has enough evidence to make a 
determination of significance. The City shall coordinate with the archaeologist to 
develop an appropriate treatment plan for the resources. The plan may include 
implementation of archaeological data recovery excavations to address treatment of 
the resource along with subsequent laboratory processing and analysis. If 
appropriate, the archaeologist may introduce archaeological monitoring on the site. 
An archaeological report will be written detailing all archaeological finds and 
submitted to the City and the Northwest Information Center. (CDD-B, -E, PW) 

 
35. California Building Code (MM GEO-1).  All construction activities shall meet the 

California Building Code regulations for seismic safety. Construction plans shall be 
subject to review and approval of the City prior to the issuance of a building permit. 
All work shall be subject to inspection by the City and must conform to all applicable 
code requirements and approved improvement plans prior to final inspection 
approval or the issuance of a certificate of occupancy. The Applicant shall be 
responsible for notifying construction contractors about California Building Code 
regulations for seismic safety.  (CDD-B) 

 
36. Stormwater Pollution Control Plan (GEO-2). The Applicant shall submit a 

Finalized Stormwater Pollution Control Plan prepared by a registered professional 
engineer or qualified stormwater pollution prevention plan developer as an integral 
part of the grading plan. The Plan shall be subject to review and approval of the City 
prior to the issuance of a grading permit. The Plan shall include all erosion control 
measures to be used during construction, including run-on control, sediment control, 
and pollution control measures for the entire site to prevent discharge of sediment 
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and contaminants into the drainage system. The Plan shall include the following 
measures as applicable: 

 
a) Throughout the construction process, ground disturbance shall be minimized, 

and existing vegetation shall be retained to the extent possible to reduce soil 
erosion.  All construction and grading activities, including short-term needs 
(equipment staging areas, storage areas and field office locations) shall minimize 
the amount of land area disturbed. Whenever possible, existing disturbed areas 
shall be used for such purposes. 

b) All drainage ways, wetland areas and creek channels shall be protected from silt 
and sediment in storm runoff using appropriate BMPs such as silt fences, 
diversion berms and check dams.  Fill slopes shall be stabilized and covered 
when appropriate. All exposed surface areas shall be mulched and reseeded. All 
cut and fill slopes shall be protected with hay mulch and/or erosion control 
blankets, as appropriate. 

c) All erosion control measures shall be installed according to the approved plans 
prior to the onset of the rainy season but no later than October 15th. Erosion 
control measures shall remain in place until the end of the rainy season but may 
not be removed before April 15th. The applicant shall be responsible for notifying 
construction contractors about erosion control requirement. 

d) Example design standards for erosion and sediment control include, but are not 
limited to, the following: avoiding disturbance in especially erodible areas; 
minimizing disturbance on slopes exceeding 30 percent; using berms, swales, 
ditches, vegetative filter strips, and catchbasins to prevent the escape of 
sediment from the site; conducting development in increments; and planting bare 
soils to restore vegetative cover. 

e) The applicant will also develop an inspection program to evaluate if there is any 
significant on-site erosion as a result of the rainfall. If there were problem areas 
at the site, recommendations will be made to improve methods to manage on-
site erosion. (CDD-B, -E, PW) 

 
37. Conduct Paleontological Sensitivity Training for Construction Personnel (MM 

GEO-3). The Applicant shall retain a professional paleontologist, who meets the 
qualifications set forth by the Society of Vertebrate Paleontology and shall conduct 
a paleontological sensitivity training for construction personnel prior to 
commencement of excavation activities. The Applicant and/or qualified professional 
paleontologist shall propose a date for scheduling the training at the pre-construction 
meeting with City staff.  The Applicant shall notify the City at least 48 hours before 
holding the training and keep a log of all attendees.  The training will include a 
handout and will focus on how to identify paleontological resources that may be 
encountered during earthmoving activities and the procedures to be followed in such 
an event, the duties of paleontological monitors, notification and other procedures to 
follow upon discovery of resources, and the general steps a qualified professional 
paleontologist would follow in conducting a salvage investigation if one is necessary. 
(CDD-B, -E, PW) 
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38. Cease Ground-Disturbing Activities and Implement Treatment Plan if 
Paleontological Resources Are Encountered (MM GEO-4).  If paleontological 
resources and or unique geological features are unearthed during ground-disturbing 
activities, ground-disturbing activities shall be halted or diverted away from the 
vicinity of the find so that the find can be evaluated. A buffer area of at least 50 feet 
shall be established around the find where construction activities shall not be allowed 
to continue until appropriate paleontological treatment plan has been approved by 
the Applicant and the City. Work shall be allowed to continue outside of the buffer 
area. The Applicant and City shall coordinate with a professional paleontologist, who 
meets the qualifications set forth by the Society of Vertebrate Paleontology, to 
develop an appropriate treatment plan for the resources. Treatment may include 
implementation of paleontological salvage excavations to remove the resource 
along with subsequent laboratory processing and analysis or preservation in place. 
At the paleontologist’s discretion and to reduce construction delay, the grading and 
excavation contractor shall assist in removing rock samples for initial processing.  
(CDD-B, -E, PW) 

 
39. On/Off Site Permit.  Separate On/Off Site Permits are required for work in the public 

right-of-way. (CDD-E) 
 
40. Storm Drain Systems/Hydraulics. The Project applicant shall have prepared 

calculations demonstrating the hydraulic adequacy of new storm drains and open 
channels proposed for a development. The hydraulic study for storm drain systems 
shall evaluate the hydraulic capacity of proposed drains and existing receiving drains 
to limit downstream, where applicable, as required by the City staff. (CDD-E, PW) 

 
41. Dust Control. Blowing dust shall be reduced by timing construction activities so that 

paving and building construction begin as soon as possible after completion of 
grading, and by landscaping disturbed soils as soon as possible.  Further, water 
trucks shall be present and in use at the construction site.  All portions of the site 
subject to blowing dust shall be watered as often as deemed necessary by the City 
in order to insure proper control of blowing dust for the duration of the project. 
Watering on public streets shall not occur.  Streets will be cleaned by street 
sweepers or by hand as often as deemed necessary by the City. All public streets 
and medians soiled or littered due to this construction activity are to be cleaned and 
swept on a daily basis during the workweek to the satisfaction of the City. To 
minimize dust/grading impacts during construction the applicant shall: 

a. Spray water on all exposed earth surfaces during clearing, grading, earth moving 
and other site preparation activities throughout the day to minimize dust.   

b. Use tarpaulins or other effective covers on all stockpiled earth material and on 
all haul trucks to minimize dust.  

c. Sweep the adjacent street frontages at least once a day or as needed to remove 
silt and other dirt which is evident from construction activities.  

d. Ensure that construction vehicles are cleaned prior to leaving the construction 
site to prevent dust and dirt from being tracked off-site. 
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e. The City shall have the authority to stop all grading operations, if in opinion of 
city staff, inadequate dust control or excessive wind conditions contribute to 
fugitive dust emissions. (CDD-E, PW) 

 
42. Onsite Superintendent.  Applicant shall have onsite at all times, a superintendent 

that shall act as the owner’s representative and as a point of contact for the City’s 
Public Works Inspector.  The superintendent shall be authorized by the Owner to 
direct the work of all contractors doing work on public and private improvements. 
(PW) 

 
43. Utility Screening. The locations of surface mounted utility facilities such as 

pedestals, transformers backflow devices and fire services shall be planned so that 
may be screened utilizing landscaping or other acceptable, visually pleasing means, 
subject to the review and approval of the Community Development Director. (CDD-
P, -E, PW) 

 
44. Underground Utility Service. Electric and communications services to new 

buildings shall be constructed underground.  Aerial services are prohibited. (CDD-
E, PW) 

 
45. Letters from Design Professionals.  Prior to final City acceptance of the project, 

all design professionals who prepared improvement plans for the project (civil, 
geotechnical, electrical and structural engineers), shall provide letters attesting that 
they have periodically monitored the construction and have reviewed the completed 
work and that it was constructed in substantial conformance with their plans and 
recommendations.  Where special inspections and testing were involved, the letters 
of compliance shall be accompanied by inspection logs, testing and analysis that 
support the engineer’s conclusions. (CDD-B, -E, PW) 

 
46. Hazardous Materials.  The subdivider shall be subject to compliance with all 

applicable regulations governing the disposal, use, storage, and transportation of 
hazardous materials including: local fire codes; the Hazardous Materials 
Transportation Act; the California Health and Safety Code; the Resource 
Conservation and Recovery Act of 1976; and the California Hazardous Waste 
Control Act. (PW) 

 
47. Asbestos Containing Materials (MM HAZ-1). Asbestos Containing Materials.  Per 

recommendations in the Phase I Environmental Site Assessment (ESA) performed 
for the project site, prior to any redevelopment or demolition activities the Applicant 
shall: (1) survey the existing on-site structures for the presence of asbestos 
containing materials (to be conducted by an OSHA-certified inspector); and (2) if 
building elements containing any amount of asbestos are present, prepare a written 
Asbestos Abatement Plan describing activities and procedures for removal, 
handling, and disposal of these building elements using EPA- and/or OSHA-
approved procedures, work practices, and engineering controls.  (CDD-B) 

 
48. Lead-Based Paints (MM HAZ-2).  The Applicant shall test the existing on-site 

structures for lead-based paint. If present, the lead-based paint shall be removed 
and disposed of following lead abatement performance standards included in the 
U.S. Department of Housing and Urban Development Guidelines for Evaluation and 
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Control of Lead-Based Paint program, in compliance with Title 8 California Code of 
Regulations (including Section 1532.1). (CDD-B) 

 
49. Solid Waste.  All solid waste generated inside Watsonville City limits must be hauled 

from the site of generation by the City of Watsonville Solid Waste Division as per 
Watsonville Municipal Code, Chapter 6-3, City Utilities.  This includes all wastes 
generated at construction sites, excavation projects, land clearing, demolition, 
earthwork projects, remodels, grading and tenant improvement projects. (PW) 

 
50. Solid Waste Disposal.  The applicant shall provide solid waste disposal containers 

on-site during all phases of construction.  The accumulation of refuse and debris 
which may constitute an unsightly/unsafe public nuisance to surrounding properties 
is not permitted.  (PW) 

 
51. Address Assignments.  Applicant shall submit an application for an address 

assignment for each new lot. (CDD-E).  
 
52. Construction Period Traffic Control Plan (MM TRANS-1). The Applicant shall 

submit a Construction Period Traffic Control Plan to the City for review and approval. 
The plan shall include traffic safety guidelines compatible with Section 12 of the 
Caltrans Standard Specifications (“Construction Area Traffic Control Devices”) to be 
followed during construction. The plan shall also specify provision of adequate 
signing and other precautions for public safety to be provided during project 
construction. In particular, the plan shall include a discussion of bicycle and 
pedestrian safety needs due to project construction and later, project operation. In 
addition, the plan shall address emergency vehicle access during construction. The 
applicant or their general contractor for the project shall notify the Public Works & 
Utilities Department and local emergency services (i.e., the Police and Fire 
Departments) prior to construction to inform them of the proposed construction 
schedule and that traffic delays may occur. Prior to approval of a grading permit, the 
City shall review and approve the project Construction Period Traffic Control Plan. 
During construction, the City shall periodically verify that traffic control plan 
provisions are being implemented. (PW) 

 

Prior to occupancy, the following conditions must be adhered to: 
 
53. Improvements.  All public and private improvements necessary to serve each unit 

including water, sewer, storm drain, lighting, and landscaping and irrigation shall be 
constructed to the satisfaction of the Community Development and Public Works 
and Utilities Departments. (CDD-E, PW)  

 
54. As Built Plans.  Submit electronic copies (preferably in pdf file format) of the 

approved as built plans for civil and landscape/irrigation and the Storm Water Control 
Plan & Sewer Operation & Maintenance Plan for city record keeping. (CDD-E) 

 
Key to Department Responsibility 
 
CDD-B  – Community Development Department (Building) 
CDD-P  –  Community Development Department (Planning) 
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CDD-E  –  Community Development Department (Engineering) 
PW  –  Public Works Department 
WFD  –  Watsonville Fire Department 
WPD  –  Watsonville Police Department 
CAT  –  City Attorney 
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CITY OF WATSONVILLE   EXHIBIT “C” 
PLANNING COMMISSION 
 
      Application No:  PP2018-11 
      APN: 015-321-01 
      Applicant:  Raoul Ortiz 
      Hearing Date:  June 1, 2021 
 
 
SPECIFIC DEVELOPMENT PLAN/SPECIAL USE PERMIT WITH DESIGN REVIEW 
CONDITIONS OF APPROVAL 

General Conditions: 
 
1. Approval.  This approval applies to the Plan Set identified as “547 Airport Boulevard 

Townhomes” located at 547 Airport Boulevard, received by the Community 
Development Department on January 3, 2018, and revised on February 16, 2021, 
and filed by Raoul Ortiz, applicant/property owner.  (CDD-P) 

 
2. Conditional Approval Timeframe.  This Special Use Permit shall be null and void 

if not acted upon within 24 months from the effective date of the approval thereof.  
Time extensions may be considered upon receipt of written request submitted no 
less than forty-five (45) days prior to expiration and in accordance with the provisions 
of Section 14-10.1201 of the Watsonville Municipal Code (WMC). (CDD-P) 

 
3. Modifications.  Modifications to the project or conditions imposed may be 

considered in accordance with WMC Sections 14-12.1000 and 14-10.1305.  All 
revisions shall be submitted prior to field changes and are to be clouded on the 
plans.  (CDD-P)  

 
4. Substantial Compliance. Project development shall be accomplished in substantial 

accordance with the approved Plan Set.  Any required revisions to the Plan Set shall 
be completed to the satisfaction of the Community Development Director or 
designee.  (CDD-P) 

 
5. Grounds for Review.  The project shall be in compliance with the conditions of 

approval, all local codes and ordinances, appropriate development standards, and 
current City policies. Any deviation will be grounds for review by the City and may 
possibly result in revocation of the Use Permit, pursuant to Part 13 of WMC Chapter 
14-10.  (CDD-P) 

 
6. Effective Date. This Use Permit shall not be effective until 14 days after approval 

by the decision-making body or following final action on any appeal.  (CDD-P) 
 
7. Necessary Revisions. The applicant shall make and note all revisions necessary 

to comply with all conditions of approval. The applicant shall certify in writing below 
the list(s) of conditions that the building plans comply with the conditions of approval. 
(CDD-P) 
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8. Conditions of Approval.  A copy of the final conditions of approval must be printed 
on the first or second sheet of plans submitted for future permits. Plans without the 
conditions of approval printed directly on the first or second page will not be accepted 
at the plan check phase. (CDD-P) 

Project Specific Conditions: 
 
9. Mitigation Monitoring & Reporting Plan (MMRP).  Where not in conflict with 

specific conditions of approval, the project is subject to compliance with the MMRP 
adopted for the project.  A reporting program shall be prepared and submitted to the 
City that establishes a format and timing for submittal of how mitigations have been 
implemented. (CDD-P) 

 
10. Affordable Housing Agreement. The applicant shall execute an affordable housing 

agreement approved by the City Council in accordance with the WMC Chapter 14-
46, which requires a minimum of 15 percent of the units to be reserved as affordable 
units.  The affordable housing agreement shall be executed prior to issuance of a 
Building Permit. (CDD-H, CAT) 

 
11. ADA Unit(s). The project shall provide an accessible unit(s) in accordance with 

American with Disabilities Act (ADA) and Building Code requirements. (CDD-B) 
 
12. Fencing Plan.  The applicant shall submit a Fencing Plan for review and approval 

by the Community Development Director prior to issuance of a building permit.  The 
Fencing Plan shall provide the materials and design along with the location and 
height of the new fencing that encloses the private yard and/or patio areas.  
Acceptable materials and designs include solid board, decorative wood, rod iron and 
masonry wall fencing.    (CDD-P) 

 
13. Fencing Details. Prior to the issuance of building permits, the plans shall be revised 

so that the height of the wooden fence along the western property line is reduced to 
comply with the site visibility requirements of WMC § 14-32.070. (CDD-P) 

 
14. Block Wall. Prior to the issuance of building permits, the plans shall be revised to 

include a decorative masonry wall along the western and southern property lines as 
required by Section III.C.7 of the Residential Development Standards for Multi-
Family Condominium and Townhouse Projects. (CDD-P) 

 
15. Trash Enclosure. The trash enclosure shall be constructed to City standards, 

including the requirement for a solid roof cover (City of Watsonville Public 
Improvement Standard No. S-602).  (CDD-P, PW) 

 
16. Surface Parking.  Wheel stops shall be provided at the head of all surface parking 

spaces.  (CDD-P, -B) 
 
17. Colors & Materials.  The applicant shall submit a color and materials board for 

review and approval by the Community Development Director or designee prior to 
issuance of a building permit. (CDD-P) 
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18. Landscaping & Irrigation Plan.  The applicant shall submit three copies of the final 
Landscaping and Irrigation Plan for review and approval by the Community 
Development Director prior to issuance of a building permit.  The Landscaping Plan 
shall provide drought-tolerant plants suitable for the Central Coast region in 
landscaping the front yard, patio, planter and perimeter areas. The Irrigation Plan 
shall provide an automatic water system (e.g., drip system) to irrigate all landscape 
areas. (CDD-B-E-P) 

 
a. LANDSCAPING – The Landscape Plan shall indicate the types, quantities, 

locations and sizes of all plant material, including any existing major vegetation 
designated to remain and method of protecting planting areas from vehicular 
traffic.   The Landscape Plan shall be drawn to scale, and plant types shall be 
clearly located and labeled.  The plant list shall give the botanical name, common 
name, gallon sizes to be planted, and quantity of each planting. A minimum of 
25 percent of all shrub material shall have a minimum 5-gallon container size. 
(CDD-E-P) 
 

b. IRRIGATION SYSTEM – Automatic, low-flow irrigation system(s) shall be 
installed in all landscaped areas.  Irrigation shall be programmed for night or early 
morning hours in order to minimize evaporation.  (CDD-P) 
 

c. WATER CONSERVATION – The project shall utilize water conservation, water 
recycling, and xeriscaping to the maximum extent possible.  Irrigation systems 
shall be designed and maintained to avoid run-off, over-spray, or other similar 
conditions where water flows to waste.  (CDD-B-E-P) 
 

d. NEW TREES – As proposed in the preliminary landscape plans, the project shall 
provide a minimum of thirteen trees.   
 

e. LANDSCAPE & IRRIGATION INSTALLATION – All landscaping and irrigation 
shall be approved and installed prior to occupancy of the project. (CDD-P) 
 

f. WATER EFFICIENT LANDSCAPE ORDINANCE – The applicant shall submit a 
landscape documentation package and demonstrate compliance with WMC 
Section 6-3.8 Water Efficient Landscape Ordinance. (CDD-P, -E) 

 
19. Reduce Residential Interior Noise Exposure (MM NOISE-2). Prior to the issuance 

of a building permit for the proposed project, the City shall review and approve an 
acoustical analysis, prepared by or on behalf of the Applicant, that confirms actual 
noise levels for the project will not exceed.     

 
1. 70 CNEL along northern portion of the site where building facades would be 

located, per the land use compatibility standards contained in the City’s General 
Plan;  

2. 45 CNEL in habitable rooms; and 

3. 50 dBA Leq (1-hour) in other occupied rooms.  
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Potential noise insulation site and building design features capable of achieving this 
requirement may include, but are not limited to: sound barriers; enhanced exterior 
wall construction/noise insulation design; use of enhanced window, door, and roof 
assemblies with above average sound transmission class (STC) or outdoor/indoor 
transmission call (OITC) values; or use of mechanical, forced air ventilation systems 
to permit a windows closed condition in residential units. (CDD-P, -B) 

Building and Fire-related Conditions: 
 
20. Required Permits.  The applicant shall obtain all required building permits (Building, 

Electrical, Plumbing, Mechanical, Grading, etc.) for this project.  (CDD-B, -E) 
 
21. Building Code.  Project construction shall comply with all applicable provisions of 

Title 24 of the California Code of Regulations, such as the latest version of the 
California Residential Code.  (CDD-B) 

 
22. Fire Code.  Project construction shall comply with California Fire Code as adopted 

by the City (comment sheet attached). (WFD) 
  
23. Knox Box.  Plans for a key lock box (Knox-Box) system shall be submitted to the 

City Fire Department for approval and permits prior to installation of the box.  (WFD) 
 
24. Energy Efficiency.  The project design shall conform with energy conservation 

measures articulated in Title 24 of the California Administrative Code and will 
address measures to reduce energy consumption such as low-flow shower heads, 
flow restrictors for toilets, low consumption lighting fixtures, and insulation and shall 
use drought tolerant landscaping. (CDD-B) 

 
25. Address Assignment.  Prior to building permit issuance, complete and submit an 

application for address assignment. (CDD-E) 
 

26. Work Hours.  No work for which a building permit is required shall be performed 
within the hours of 7 p.m. to 7 a.m. Monday through Friday, nor prior to 8 a.m. or 
after 5 p.m. on Saturday. No Work shall occur on Sundays or holidays.  A sign shall 
be posted at a conspicuous location near the main entry to the site, prominently 
displaying these hour restrictions and identifying the phone # of the Job 
superintendent.  (CDD-B) 

Prior to occupancy, the following condition shall be met: 
 
27. All trash and construction debris shall be removed from the site. (CDD-B, PW) 

Ongoing Conditions: 
 
28. All trash, recycling and greenwaste materials generated onsite shall be disposed of 

at a City-approved landfill or recycling center.  The Applicant shall contact the Solid 
Waste Division of the City Public Works Department to coordinate disposal of all 
trash, recycling and greenwaste materials. (PW) 
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29. Trash and recycling containers shall be stored out of public view within the trash 
enclosure on the site, except for the 18-hour periods directly before and after 
scheduled city collection services.  (PW) 

 
30. Trash areas shall be routinely cleaned and secured at night. (PW) 
 
31. Landscaping and all other site improvements shall be maintained in perpetuity. 

Landscaping shall be maintained in good growing condition by a professional 
landscape maintenance company; and such maintenance shall include, where 
appropriate, weeding, mowing, pruning, cleaning, fertilizing and regular watering.  All 
dead, dying and diseased vegetation shall be immediately replaced in kind.  (CDD-
P) 

 
32. Common open space areas, landscaping, street trees, roadway pavement, 

driveways, parking spaces, walks, fences and retaining walls shall be maintained on 
an ongoing basis by the Homeowners Association (HOA) for the entire development 
area.  (CDD-P) 

 
Key to Department Responsibility 
 
CDD-B  – Community Development Department (Building) 
CDD-P  –  Community Development Department (Planning) 
CDD-E  –  Community Development Department (Engineering) 
CDD-H    -- Community Development Department (Housing) 
PW  –  Public Works Department 
WFD  –  Watsonville Fire Department 
WPD  –  Watsonville Police Department 
CAT  –  City Attorney  
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EXHIBIT D 
 

FINAL MND 
 

 
An electronic copy of the Final MND, including the response to comments, for the 547 
Airport Boulevard Project (SCN 2020080406) is available on the City’s website at:  
 
https://www.cityofwatsonville.org/DocumentCenter/Index/157. 
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Agenda Report 
 

 
MEETING DATE: Tuesday, June 1, 2021 
 

TO: PLANNING COMMISSION 
 

FROM: COMMUNITY DEVELOPMENT DIRECTOR MERRIAM 
   ASSOCIATE PLANNER IVAN CARMONA 
 

SUBJECT: APPEAL OF THE CANNABIS SELECTION COMMITTEE’S DENIAL OF 
PRE-APPLICATION #1284 FOR THE ESTABLISHMENT OF A 
CANNABIS RETAIL FACILITY IN THE CITY OF WATSONVILLE 

 
 
RECOMMENDATION: 
Staff Recommends that the Planning Commission uphold the Cannabis Selection Committee’s 
denial of Pre-Application #1284 for the establishment of a cannabis retail facility in the City of 
Watsonville, based on the attached Findings and Resolution. 
 

BASIC PROJECT DATA 
 
APPLICATION NO.: 1284 
 
APPEAL DESCRIPTION: An appeal of the Cannabis Selection Committee’s denial of Pre-
Application #1284 for Greater Goods Marketplace LLC to establish a cannabis retail facility. 
 
APPLICANT: Colin Disheroon, 416 Semple Avenue, Aptos, CA. 95003 
CANNABIS COMPANY: Greater Goods Marketplace LLC. dba Hang Ten 
 
BACKGROUND 
On June 9, 2020, Watsonville City Council adopted amendments to WMC Chapters 14-16 
(District regulations) and 14-53 (Cannabis Facilities) regarding the cultivation, manufacture, 
distribution, testing, delivery and retail sales of cannabis products. The amended Ordinance 
limited cannabis facilities to the following:  

• (6) cultivation,  
• (15) manufacturing,  
• (No Limit) testing,  
• (7) non-storefront retail (only those with valid cultivation and/or manufacturing 

permittees),  
• (3) storefront retail,  
• (2) distribution (stand-alone) and  
• (3) processing.  
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The following are the number of available cannabis licenses for the 2020 Cannabis Pre-
Application Process in the City of Watsonville: 

• 2 Cultivation Permits 
• 9 Manufacturing Permits 
• 2 Distribution Permits 
• 3 Processing Permits 
• 3 Retail Dispensary Permits 
• 7 Non-storefront Retail Delivery Permit for cultivators/manufacturers/processers 
• Unlimited Testing 

 
On September 15, 2020, the City of Watsonville Community Development Department opened 
its cannabis pre-application process for 30-days, closing on October 15, 2020. All applicants 
were required to submit a complete pre-application, which was outlined in the Cannabis Use 
Permit Pre-Application Procedure Guidelines (Attachment 1) and the Cannabis Facility Pre-
Application (Attachment 2). The Pre-Application procedure does not require the applicant to 
provide a physical site, as the Pre-Application process is intended to review prospective 
cannabis businesses regarding qualifications of owners, business plan, labor and employment 
plan, neighborhood plan, and community benefits. 
 
Pre-Application Proposal 
On October 15, 2020, applicant, Colin Disheroon, on behalf of Greater Goods Marketplace LLC 
dba Hang Ten, submitted a pre-application packet to explore establishment of a cannabis retail, 
distribution, and manufacturing facility in the City of Watsonville. 
 
PROCESS  

Cannabis Pre-application 

Pursuant to Watsonville Municipal Code (WMC) Section 14-53.108, all proposed cannabis 
facilities are required to submit a Cannabis Pre-Application packet. The Cannabis Pre-
Application procedure is administered in four phases.  

 
Phase One 

The Phase One application period was open between September 15th and October 15th, 2020. 
During phase one, prospective applicants were required to submit a Cannabis Use Permit Pre-
Application Packet. Applicants were required to submit the signed Cannabis Use Permit Pre-
Application form and all evaluation criteria found in the Cannabis Use Permit Pre-Application 
Procedure Guidelines.  

 
Phase Two 
Phase Two was the Pre-Application Evaluation and First Ranking. This phase scored each pre-
application with a maximum score of 1,000 points based on the following evaluation criteria:  

• Section 1. Business Plan (200 Points) 
• Section 2. Labor and Employment Plan (200 Points) 
• Section 3. Neighborhood Plan (200 Points) 
• Section 4. Community Benefits Plan (200 Points) 
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• Section 5. Owner Qualifications (200 Points) 
 
During Phase Two, each applicant was evaluated and ranked based on the documents provided 
in the Cannabis Pre-Application Packet. Each applicant received a notice from the City informing 
them of their evaluation and first ranking. The notice for Greater Goods Marketplace LLC is found 
in Attachment 3. Accompanying the notice is the evaluation report prepared by HDL, the City’s 
cannabis consultant (Attachment 4). 
 
Greater Goods Marketplace LLC ranked #1 of 21 applicants in Phase Two, and received the 
following scores: 

• Cannabis Retail – Score 99.30% 
• Cannabis Manufacturing – Score 97.50% 
• Cannabis Distribution – Score 97.50% 

 
The notice dated December 21, 2020 informed all applicants of their scores and whether they 
would advance toward Phase Three. The notice also provided information regarding interview 
details, dates, and the possibility of having a remote interview. 
 
Prior to commencing Phase Three, HDL, the City’s cannabis consultant, advised City staff to 
conduct Phase Three interviews in person. Due to the sensitive nature of establishing cannabis 
facilities, HDL and staff determined that interviews should be conducted in person rather than 
remotely with Covid-19 precautions in place. A new notice dated January 15, 2021 (Attachment 
5) was sent to all applicants advancing to Phase Three. The notice informed all applicants of the 
Phase Three interview changed to in person rather than remotely. 
 
Phase Three 
Phase Three was the interview and second ranking for applicants selected to advance in the 
process. During Phase Three, applicants were interviewed by the City’s Cannabis Selection 
Committee consisting of the following representatives: Police Chief, Fire Chief, Community 
Development Director, City Manager, and an independent third-party cannabis consultant, HDL. 
The Cannabis Selection Committee evaluated and interviewed three more applicants than the 
number of Cannabis Use Permits available for each permit type. Attachment 6 shows the 
applicants who advanced to Phase Three. 
 
In order to ensure safety for staff and applicants, the interview room was equipped with Plexiglas 
dividers and seating was set at least 6 feet apart for those that wished to maintain distances 
required per County Health Officer Orders.  In addition, staff cleaned off all surfaces between 
interviews.  Hand sanitizer was readily available, and windows were opened to allow fresh air 
as well to supplement the City’s climate control system. 
 
Phase Three interviews were based on the same evaluation criteria as Phase Two with a 
maximum of 1,500 points: 
• Business Plan (450 Points) 
• Labor and Employment Plan (450 Points) 
• Community Benefits (300 Points) 
• Qualifications of Owners (300 Points) 
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During Phase Three interviews, the Cannabis Selection Committee scored and tabulated the 
combined scores for all applicants for Phase Two and Phase Three. Phase Three used the 
Applicant Interview Scoring Rubric to score each applicant. The scoring rubric used three 
categories for scoring. Table 1 provides the Applicant Interview Scoring Rubric. 
 

Table 1. Applicant Interview Scoring Rubric 

RATING DEFINITION OF CRITIERA POINT RANGE 
Exceptional 

90-100% 
The response has exceptional merit and reflects an 
excellent approach which should clearly result in the 
superior attainment of all requirements and objectives of 
the City.  The response includes numerous strengths and 
no weaknesses or deficiencies.  As a result, the response 
provides significant advantages and no disadvantages.  
The response is clear and precise, fully supported, and 
demonstrates a complete understanding of all requirements 
(State & Local law). 

1,350-1,500 

Good 
80-90% 

The response demonstrates a sound approach which is 
expected to exceed all requirements and objectives of the 
City. The response includes multiple strengths, only a few 
minor weaknesses, and no deficiencies.  As a result, the 
response provides advantages, and few disadvantages. 
The response is clear and precise, supported, and 
demonstrates a clear understanding of the requirements 
(State & Local law). 

1,200 – 1,350 

Acceptable 
70-80% 

The response demonstrates an approach which is capable 
of meeting all requirements and objectives of the City.  The 
approach has both strengths and weaknesses but still no 
deficiencies.  The response is clear and precise, supported, 
and demonstrates a clear understanding of the 
requirements (State & Local law).   

1,050 – 1,200 

 
For Phase Three, Greater Goods Marketplace LLC. was awarded 1,327 points, bringing their 
score to 88.47%. In order to advance to Phase Four, the Cannabis Selection Committee 
tabulated and combined the scores from Phase Two and Phase Three. Those applicants with 
the highest combined scores would advance toward Phase Four and have an opportunity to 
submit for a formal Cannabis Conditional Use Permit. 
 
The total combined score for Greater Goods Marketplace LLC. was 2,320 points out of 2,500 
points. This brought Greater Goods Marketplace LLC overall score to 92.80%. The total 
combined scores for all applicants for Phase Two and Phase Three are provided in Attachment 
7. Overall, Greater Goods Marketplace LLC ranked 4th for a cannabis retail license, and ranked 
1st for distribution and manufacturing licenses. 
 
Because there are only 3 retail cannabis permits available, Greater Goods Marketplace LLC did 
not score high enough to be invited to apply for a Cannabis Use Permit for retail sales. 
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APPEAL   PROCESS 
WMC Chapter 14-53.503 (Appeals) directs that any decision regarding or pertaining to the 
regulatory permit process outlined in the Cannabis Facilities Ordinance, or any action taken by 
the Zoning Administrator, may be appealed per Section 14-10.1100 (Appeals).  
 
Per WMC Chapter 14-10.1100, all appeals shall be made in writing and shall state the nature of 
the application and describe the specific grounds upon which the decision of the official or body 
is considered to be in error, and shall be accompanied by the filing fee as set by resolution of 
the Council. 
 
Such appeals, to be effective, shall be received by the Secretary to the Commission or by the 
City Clerk pursuant to Section 14-10.1101 no later than 14 days following the date of the action 
from which such appeal is being taken. 
 
The Planning Commission, at the conclusion of the hearing pursuant to Part 6 of Chapter 14-10, 
may sustain, modify, or overrule the action of the City official and/or body. The decision of the 
Planning Commission shall be final unless an appeal to the City Council is filed pursuant to 
Section 14-10.1101. Unless otherwise determined by the Commission, the hearing shall not be 
“de novo” but shall be limited to the issues identified in the notice of appeal. 
 
If appealed to the City Council, the City Council, at the conclusion of the hearing pursuant to 
Part 7 of Chapter 14-10, may sustain, modify or overrule the action of the Planning Commission. 
The decision of the Council on such appeal shall be final. 
 
In order for an official action to be overturned by an appeal, the acting body must find that the 
action taken by the official or advisory body was taken erroneously and was inconsistent with 
the intent of the Watsonville Municipal Code. 
 
Appeal Letter 
On March 2, 2021, Colin Disheroon, on behalf of Greater Goods Marketplace LLC dba Hang 
Ten, submitted an appeal letter (Attachment 8) to the Community Development Department. The 
letter requested appeal of the Cannabis Selection Committee’s denial of Greater Goods 
Marketplace LLC to continue in the application process. 
 
DISCUSSION: 
In the appeal letter, Colin Disheroon provided two points in which he questioned the validity of 
the scoring and interview process, as outlined below, with staff response.  
 

1. Mr. Disheroon stated that the materials provided for Phase Two and Phase Three did not 
differ.  In order to better understand the interview scoring, Mr. Disheroon requested 
additional information as to how the Phase Three Interview was scored. 
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Staff Response: 
The Cannabis Selection Committee did not keep notes of each interview, but took the time to 
discuss and force-rank each group after their interview.  Because only 3 retail cannabis licenses 
were available, staff understood how competitive and potentially contentious this process would 
be.  Once all interviews were completed, the Cannabis Selection Committee made their final 
determination and scoring of all applicants.  This was a deliberative decision-making process 
amongst the Committee, and was not taken lightly.   
 
While Mr. Disheroon may wish a better understanding of the Committee’s process, his statement 
does not indicate the Committee erred, nor is there evidence suggesting the Committee’s 
decision was made in error.   
 

2. Mr. Disheroon expressed concern that the limitation on the number of applicants allowed 
in the interview and the requirement for an in-person interview impacted their preparation 
and performance.  

 
Staff Response: 
Each applicant team invited to the Interview was limited to three representatives attending the 
in-person meeting.  The in-person interviews were conducted in City Hall Conference Rooms A 
and B at 250 Main Street. The large conference room was set up with several tables pushed 
together, with plexiglass screens between each of the 3 seats, which were separated by at least 
6 feet to ensure compliance with Covid-19 guidance.  In addition to the City’s climate control 
system, the windows were left open to let in additional fresh air.  The tables were wiped down 
between each interview.  
 
A proctor was placed in the corner of the room to monitor the applicants during the interview, 
and the Committee members joined through Zoom.  All applicants were given the option of using 
the plexiglass dividers and maintaining social distance and keeping their masks on.  However, 
all applicants chose to sit together in a separate part of the room, and some kept their masks on 
while others removed their masks.   
 
A lap-top was provided for the three representatives to communicate with the Selection 
Committee. The committee members consisted of the following: Community Development 
Director Suzi Merriam, Assistant Police Chief Thomas Sims, Finance Director Cindy Czerwin, 
Fire Department Rep. Kirt Vojvoda, City Manager Office Designee Elizabeth Padilla, HDL proctor 
David McPherson and proctor Ivan Carmona. 
 
All cannabis applicants went through the same in-person interview process, without issue.  Mr. 
Disheroon does not state in his appeal letter how this process led to the Cannabis Selection 
Committee making an erroneous decision in the scoring of his application.  The in-person 
interview and limit on the number of applicants in attendance did not impact the Cannabis 
Selection Committee’s ranking of applicants, and did not cause the Committee’s decision to be 
made in error. 
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CONCLUSION 
The Cannabis Pre-Application process was fair, transparent, and competitive. Each applicant 
was provided the same opportunity, environment, and conditions. With only 3 retail cannabis 
permits available, the City was prepared for a very competitive Pre-Application process, and was 
very careful in ensuring that the process was thoughtful and deliberate.  The Cannabis Selection 
Committee was responsible for determining the most qualified candidates to invite to apply for 
Conditional Use Permits to open up retail facilities in the City, and this decision was not made in 
error.   
 
ACTION 
1.  Public Hearing - Accept public testimony 
2.  Deny Appeal - Adoption of Resolution 
 
ATTACHMENTS  
1. Cannabis Use Permit Pre-Application Guidelines and Evaluation Criteria 
2. Cannabis Facility Pre-Application Form 
3. Greater Goods Marketplace LLC 1st Notice and Ranking Dated December 21, 2020 
4. HDL Evaluation Report 1st Score and Ranking 
5. Greater Goods Marketplace LLC 2nd Notice Dated January 15, 2021 
6. Phase Three Scoring and 2nd Ranking 
7. Phase Four total combined scores and Final Ranking 
8. Greater Goods Marketplace LLC Appeal Letter dated March 2, 2021 
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 City of Watsonville 
Community Development 

250 Main Street 
Watsonville, CA 95076 

P: 831.768.3050 
E: cdd@cityofwatsonville.org 

  

CANNABIS USE PERMIT 

PRE-APPLICATION PROCEDURE GUIDELINES  
 

Pre-Application Deadline  

OPENS – September 15, 2020  

CLOSES – October 15, 2020 @ 4:00 PM  

 
Information regarding the Cannabis Use Permit Pre-Pre-Application process can be found on the City’s website at 

https://www.cityofwatsonville.org/396/Cannabis-Facilities and includes the following:  

 
  

    

 California State regulations and resources  Cannabis Use Permit Pre-Application          
 Watsonville Municipal Code (WMC) Title 14, Chapter 53        Live Scan form 
 Cannabis Potential Zones Map  Limitations on City’s Liability waiver 

   

The Pre-Application process to operate a CANNABIS FACILITY in Watsonville will open on September 15, 2020 and 

close at 5:00pm on October 15, 2020.  CANNABIS USE PERMIT Pre-Applications will be available from the 

Community Development Department at City Hall at 250 Main Street, Watsonville, CA 95076 and online: 

https://www.cityofwatsonville.org/396/Cannabis-Facilities. CANNABIS USE PERMIT Pre-Applications must be 

mailed to the Community Development Department and postmarked prior to the submittal deadline.    
  

CANNABIS USE PERMIT All Pre-Applications will be reviewed for completeness after submittal. Pre-Applications that 

meet the established submittal requirements will be determined complete and will therefore be eligible to advance 
to Phase 2.  Pre-Applications determined to be incomplete will be disqualified.  

  

CANNABIS USE PERMIT PRE-APPLICATION SUBMITTAL EQUIREMENTS  
All CANNABIS USE PERMIT Pre-Application materials required for Phases 1 – 3, must be submitted during the Phase 

1 CANNABIS USE PERMIT Pre-Application submittal appointment.  Applicants will be expected to submit via mail 

one (1) signed original CANNABIS USE PERMIT Pre-Application form (pages 1 – 4), and one (1) USB flash drive 

containing a scanned copy of the signed CANNABIS USE PERMIT Pre-Application form (PDF format) and all the 
Evaluation Criteria (Sections 1 – 5).     

 

Please Note: Responses to all of the Evaluation Criteria (Sections 1 – 5 found in Appendix A of this document) shall 

be limited to 125 pages.  Sections 1 – 5 will be evaluated and scored during Phase 2. Responses related to Proof of 

Capitalization are not included in the 125-page limitation.  Proof of Capitalization material shall be saved in a 

separate digital file (see directions below).    

  

Submittal documents should be saved on a single USB flash drive in the following manner:    
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 Digital File #1 – “Cannabis Use Permit Pre-Application” form (pages 1 – 4, including all required signatures 

and related documents)  

 Digital File #2 – “Evaluation Criteria” (Responses to the Evaluation Criteria found in Sections 1 – 5.  This file 
shall not exceed 125 pages.  Points may be deducted for every page over the prescribed limit.)  

 Digital File #3 – “Proof of Capitalization” (All bank statements, loan documents, promissory notes, financial 

and commitment letters)  
 

CITY’S RESERVATION OF RIGHTS  
The City reserves the right to reject any and/or all Pre-Applications, with or without cause or reason.  The City may 
also modify, postpone, or cancel the request for a CANNABIS USE PERMIT pre-application without liability, 

obligation, or commitment to any party, firm, or organization.  In addition, the City reserves the right to request 

and obtain additional information from any candidate submitting a Pre-Application.  Late or incomplete Pre-

Applications WILL BE REJECTED.  Furthermore, a Pre-Application RISKS BEING REJECTED for the following reasons:   

 It is not fully responsive to this request for a CANNABIS USE PERMIT Pre-Application.  

 It contains excess or extraneous material not called for in the CANNABIS USE PERMIT Pre-Application.  
 It exceeds 125 pages (File #2) in response to the evaluation criteria. 

 The issuance of the CANNABIS USE PERMIT at the proposed location is inconsistent with State law, City of 

Watsonville Zoning Ordinance, or other applicable Watsonville city codes.  

  

AMENDMENTS TO THE PRE-APPLICATION  
Applicants will not be allowed to make amendments to their Pre-Application or to supplement their Pre-Application, 
except as otherwise specifically permitted in these procedures or authorized in writing by the City.  Applicants will 

be notified if any of the Principals are ineligible and/or if their Pre-Application is incomplete and will not move 

forward in the Pre-Application process.  However, in some cases the City may move forward in the Pre-Application 

process to other phases should it anticipate that the Live Scan will take a significant amount of time to be returned 

to the City.  In this case Applicants wishing to move forward in the process acknowledge by signing the Pre-

Application that they agree to these terms and should they be disqualified as a result of a background or a Live Scan 
disqualification will not be eligible for a refund of any fees collected resulting from the modification of this 

procedure.  

  

The following procedures outline the Pre-Application evaluation and selection process, required materials, and 
other information necessary to apply for a permit to operate a CANNABIS BUSINESS in Watsonville.  

  

LIVE SCAN AND SUPPLEMENTAL BACKGROUND PRE-APPLICATIONS  

Fixed Fee: $300 

As part of the Pre-Application process, each individual applying as an owner must undergo a Live Scan to check 
fingerprints against the Department of Justice’s (DOJ) records.  However, Live Scan forms will not be available until 

the City of Watsonville receives an official authorization code from the DOJ in approximately 8-10 weeks.  Applicants 

are advised to monitor the City’s website for updates and notification of when forms are available.  

   

In the meantime, and in addition to the Live Scan, each individual applying as an owner shall complete the online 
Background Pre-Application found at https://hdlcompanies.formstack.com/forms/bc_watsonville.   
   

Individuals who do not meet the State and/or City’s eligibility requirements will be disqualified.  Eligibility 

disqualifiers may be found in State Law BPC Division 10, Chapter 5, Section 26057 (B) (4) and in Watsonville 

Municipal Code Sections 14.53-110 and 14.53-111.  
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Phase 1:  Pre-Application Submittal and Determination of Eligibility                                         

Fixed Fee:  $4,200 
Pre-Applications must be submitted, which constitutes submittal of all Pre-Application materials and payment of all 

required fees, by 5:00pm on October 15, 2020.  Pre-Applications shall be accepted via mail and email only. The City 

requires one (1) complete signed original of the Pre-Application and all materials identified below as part of Phase 

1 – 4 and one (1) USB Flash Drive containing materials saved in three digital files as described on Page 2 of this 

document.    

  

Payment should be made by certified check, cashier’s check, or money order made payable to the City of 

Watsonville.  The City will not accept cash or credit card payment and Pre-Application fees are non-refundable.  

During Phase 1, applicants will be notified if any of the Owners are ineligible and/or if their Pre-Application is 
incomplete and may not move forward in the Pre-Application process (i.e. may not advance to Phases 2 – 4).   

Applicants reviewed during Phase 1 who meet established criteria will be notified and will be permitted to advance 

to Phase 2, including submittal of the required materials and submittal of Phase 2 Pre-Application fees.  LATE PRE-

APPLICATIONS WILL NOT BE CONSIDERED.  

  

Phase 2:  Pre-Application Evaluation and First Ranking (1,000 points)                                                                    
Pre-Applications will be evaluated and scored based on the criteria below.  These items should be saved in a single 

digital file not to exceed 125 pages.    See APPENDIX A for a description of the evaluation criteria:  

Section 1.  Business Plan (200 Points)  

Section 2.  Labor and Employment Plan (200 Points)  

Section 3.  Neighborhood Plan (200 Points)  

Section 4.  Community Benefits  Plan (200 Points)  

Section 5.  Owner Qualifications (200 Points)  

  

Phase 3:  Interviews and Second Ranking (1,500 points)                                                      
Fixed Fee:  $3,700 
The City’s Cannabis Selection Committee will interview and evaluate three more applicants than the number of 

cannabis use permits available for each permit type.  Three more applications than the number of available permits 

in each permit category will be invited to interview as part of Phase 3.  Those applicants interviewed will have 

received the highest scores from Phase 2 for each category. (For example, the 5 top-scoring retail applications will 

be interviewed for 2 available retail permits). 

 
Applicants will be interviewed and evaluated based upon the criteria below.  See APPENDIX A for a description of 

the evaluation criteria:  

   Business Plan (450 Points)  

   Labor & Employment (450 Points)  

 Community Benefits (300 Points)  

   Qualifications of Owners (300 Points)   

  

Phase 3 scores will be tabulated and combined with Phase 2 scores to establish an overall score.   

  

Phase 4:  Interview Panel Final Decision   
The top scoring applicants from the interview will be invited to apply for the available CANNABIS USE PERMITS 
based on permit type (Phase 4).  For example, 2 retail applicants will be invited to apply for the 2 available retail 
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CANNABIS USE PERMITS. Prior to making a final decision, the City reserves the right to request and obtain additional 

information from any candidate who has submitted a Pre-Application.  

  

The Interview Panel will make a final determination on the advancement of applications.  However, the City reserves 

the right to award a lesser number of permits than are available, or to award no permits at all.  Successful applicants 

will be authorized to apply for a discretionary permit upon the Interview Panel’s determination to allow submittal 
of a CANNABIS USE PERMIT application, and should be prepared to attend all discretionary permit hearings to 

represent their request for a Conditional Use Permit and to respond to questions.  

 

Note:  Payment should be made by certified check, cashier’s check, or money order made payable to the City of 

Watsonville.  The City will not accept cash or credit card payment and Pre-Application fees are non-refundable.   

Being invited to apply for a permit does not constitute a land use entitlement and does not waive or remove the 

requirements of applying for and receiving permits for all construction including: electrical, plumbing, fire, planning 

permits or reviews, and any other permits, business tax, or reviews as may be deemed necessary by the relevant 
departments or governmental entities in charge of said permits. Nor does it guarantee that the plans submitted via 

the CANNABIS USE PERMIT Pre-Application process meet the standards or requirements of those permitting 

departments.  

  

CONTACT  
If you have any questions or would like an update on the status of your Pre-Application, please contact the 

Community Development Department at  831.768.3050 or by email  cdd@cityofwatsonville.org. 

 

 

**************************************** 
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APPENDIX A:  DESCRIPTION OF EVALUATION CRITERIA 

 

All of the following information must be submitted on a single USB thumb drive in PDF format (Please do not save 
any documents in Word format)  

  

EVALUATION CRITERIA 
1.  BUSINESS PLAN  

1.1.  Owner qualifications. Resumes/CV are not to exceed one (1) page per owner   
1.2.  A budget for construction, operation, and maintenance, compensation of employees 
1.3.  Equipment costs, utility cost, and other operation costs 
1.4.  Proof of capitalization  
1.5.  A pro forma for at least three years of operation 
1.6.  Fully describe hours of operation and opening and closing procedures 
1.7.  Fully describe the day-to-day operations for each permit type being sought 

1.7.1.   Additional criteria for RETAIL Pre-Applications only 
a. Describe customer check-in procedures 
b. Identify procedures for receiving deliveries during business hours 
c. Identify estimated number of customers to be served per hour/day. 
d. Describe the proposed product line(s) and estimate the percentage of sales of flower and 

manufactured products 
e. Describe delivery service procedures, number of vehicles and product security during transportation 
f. Fully describe inventory control procedures to include, identification point-of-sales and track and 

trace software 
g. Fully describe cash handling procedures 

1.7.2. Additional criteria for TESTING Pre-Applications only 
a. Describe the sampling standard operating procedures  
b. Describe procedures for transporting cannabis field samples 
c. Describe the chain of custody for field samples 
d. Describe the quality control procedures 
e. Describe the Laboratory Supervisor/Manager responsibilities and qualifications 
f. Identify location and procedures for storing cannabis products 
g. Fully describe cash handling procedures 

1.7.3.   Additional criteria for DISTRIBUTION Pre-Applications only 
a. Identify the number of delivery drivers, hours of delivery and vehicles to be used 
b. Describe the transportation security procedures 
c. Describe how inventory will be received, processed, stored, and secured on the licensed premises 
d. Describe the quality control procedures designed to ensure all cannabis is proper packaged, labeled 

and tested   
e. Fully describe cash handling procedures 

1.7.4.   Additional criteria for MANUFACTURING Pre-Applications only 
a. Identify all cannabis products manufactured within the licensed premises 
b. Describe quality control procedures 
c. Describe inventory control procedures  
d. Describe the extraction process, equipment and room in which extractions will be conducted 
e. Provide detail as to whether the extraction equipment has been reviewed and certified by a 

Professional Engineer or Certified Industrial Hygienist  
f. Describe the sanitation procedures 
g. Fully describe cash handling procedures 
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1.7.5. Additional criteria for PROCESSING Pre-Applications only 
a. Identify the source of all cannabis plants to be processed within the licensed premises 
b. Describe quality control procedures 
c. Describe inventory control procedures 
d. Describe all processing activities to be conducted within the licensed premises 
e. Fully describe cash handling procedures 

1.7.6. Additional criteria for CULTIVATION Pre-Applications only – Please Note: Applicants will be notified 
when the Cultivation criteria will be required. 

 
2. LABOR AND EMPLOYMENT PLAN  

2.1. Describe whether the Cannabis Use Permits committed to offering employees a   Living Wage. (“Living 
Wage” shall mean 150% of the minimum wage mandated by California) 

2.2. Describe compensation to and opportunities for continuing education and employee training 
2.3. Describe the extent to which the Cannabis Use Permit will be a locally managed enterprise whose owners 

and /or managers reside within Santa Cruz County area  
2.4. Describe the number of employees, title/position, and their respected responsibilities 
2.5. Thoroughly describe employee policies and procedures (complete manuals are not required to 
             be submitted) 
2.6. If the Cannabis Use Permit has twenty (20) or more non-supervisory employees, the applicant must 

attest that they are committed to or have entered into a labor peace agreement and will abide by its 
terms. 

 
3. NEIGHBORHOOD PLAN  

3.1. Describe how the CANNABIS USE PERMIT will proactively address and respond to complaints related to 
noise, light, odor, vehicle, and pedestrian traffic 

3.2. Describe how the CANNABIS USE PERMIT will be managed to avoid becoming a nuisance or having impacts 
on its neighbors and the surrounding community 

3.3. Describe Air Quality/Odor Mitigation practices 
3.3.1. Identify potential sources of odor and/or odor emitting activities. 
3.3.2. Describe odor control devices and techniques employed to ensure that odors from cannabis are 

not detectable beyond the licensed premises.   
3.3.3. Describe odor control related maintenance activities, frequency and role/title(s) of personnel 

performing such activities. 
3.3.4. Describe administrative controls such as staff training procedures and recordkeeping systems and 

forms associated to the odor control system. 
3.3.5. Describe the waste management plan.  The plan shall include waste disposal security measures, 

and methods of rendering all waste unusable and unrecognizable. 
 
4. COMMUNITY BENEFITS PLAN  

4.1. The Pre-Application should describe all benefits the Cannabis Use Permit and/or their principals have 
provided to their local community in the last 3 years.  The Plan will also outline any benefits the Cannabis 
Use Permit will provide to the Watsonville community.  Benefits may be in the form of volunteer services, 
monetary donations to local non-profit organizations, financial support of City sponsored activities or 
organizations, in kind donations to the City or other charitable organizations and/or any other economic 
incentives to the City. 

 
5. QUALIFICATION OF OWNERS 

5.1.   In addition to the one (1) page resume/CV per owner, all applicants, directors, managers and/or laboratory 
supervisors must provide details regarding any experience they have in operating a retail establishment, a 
regulated business, or managing employees.  If you have any experience operating a cannabis business 
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please provide the location of such activity and a copy of any permits, licenses, or other written forms of 
permission for such activity by a local or state government entity. 
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City of Watsonville 
Community Development 

250 Main Street 

Watsonville, CA 95076 

Phone: 831.768.3050  

  
  

 

COMMERCIAL CANNABIS FACILITY APPLICATION                                                                                                                       Page 1 of 4 
ver. 8.18.20 
 
 

 

Cannabis Facility Pre-Application 
 

 

 

APPLICANT (ENTITY) INFORMATION 

APPLICANT (ENTITY) NAME:__________________________________________________DBA: _______________  

Physical Address: ______________________________________ City: _______________________ State: ______  

Zip: ________________________________________________________________________________________  

PRIMARY CONTACT (Same as above?  ☐ Yes   ☐ No):  _______________________________________________  

Title: _______________________________________________________________________________________  

Address: _____________________________________________ City: _______________________ State: ______  

Zip: ________________________________________________________________________________________  

Phone: ____________________________________________ Email: ___________________________________  
 

HAS ANY INDIVIDUAL IN THIS APPLICATION APPLIED FOR ANY OTHER PERMIT IN THE CITY OF WATSONVILLE: ☐ Yes  ☐ No 

Select one or more of the following categories. 
 

☐  Cultivation          ☐  Distribution          ☐  Manufacturing 

 ☐  Retail          ☐  Testing Lab      ☐ Processing 

☐  Equity Applicant 
 

Business Formation Documentation: Describe how the business is organized (attach supporting documents to this 
application).  

☐  Sole Partnership         ☐  Corporation          ☐  General Partnership 

☐  Limited Liability Company          ☐  Limited Partnership 

 

APPLICATION SUBMITTAL CHECKLIST 
 

Applications failing to contain all of the following items will be determined incomplete and will not move forward to Phase 2 of 
the application process. A complete application packet will contain all of the following items:  

□ One (1) printed hard copy of a complete and signed Commercial Cannabis Business Pre-Application form (pages 1 – 
4) 

□ All Evaluation Criteria outlined in the Appendix A in digital format. (These sections combined shall not exceed 125 
pages)* 

□ Application and Evaluation Criteria saved in PDF format on a single USB Flash Drive 
□ A signed Release of Liability (page 4) 

 
*Proof of Capitalization documents are not to be considered part of the 125 pages.  Financial responsive documentation 
shall be saved in a separate digital file (See the Application Procedure Guidelines). 
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SUPPORTING INFORMATION  

 

List all fictitious business names under which the applicant is operating.  Include the physical address and the gross cannabis sales 
for each business: 
__________________________________________________________________________________________________________

__________________________________________________________________________________________________________ 

Has the Applicant or any of its owners ever been the subject of any administrative action, including but not limited to suspension, 
denial, surrender or revocation of a cannabis business license or permit?  If so, please list and explain (use additional pages if 
necessary): 
__________________________________________________________________________________________________________

__________________________________________________________________________________________________________ 

Is the Applicant or any of its owners currently involved in an application process in any other jurisdiction?  

_______________________________________________________________________________________________

_______________________________________________________________________________________________ 

In the past 5 years, has the Applicant been subject to any prior code enforcement action, Notice of violation, Abatement Notice, or 
administrative Citation  whether in or out of the Watsonville?  

__________________________________________________________________________________________________________ 

_______________________________________________________________________________________________ 

APPLICATION CERTIFICATION 

 

I hereby certify, under penalty of perjury, on behalf of myself and all owners, managers and supervisors identified in this application that the 

statements and information furnished in this application and the attached exhibits present the data and information required for this initial 

evaluation to the best of my ability, and that the facts, statements, and information presented are true and correct to the b est of my knowledge 

and belief. I understand that a misrepresentation of fact is cause for rejection of this application, denial of the permit, or revocation of a permit 

issued. 

In addition, I understand that the filing of this application grants the City of Watsonville permission to reproduce submitted materials for distribution 

to staff, Commission, Board and City Council Members, and other Agencies to process the application. Nothing in this consent, however, shall 

entitle any person to make use of the intellectual property in plans, exhibits, and photographs for any purpose unrelated to the City's consideration 

of this application. 

Furthermore, by submitting this application, I understand and agree that any business resulting from an approval shall be maintained and operated 

in accordance with requirements of the City of Watsonville Municipal Code and State law. 

Under penalty of perjury, I hereby declare that the information contained in within and submitted with the application is tru e, complete, and 

accurate.  I understand that a misrepresentation on the facts is cause for rejection of this application, denial of a license or revocation of an issued 

license.   

_______________________________________________            _____________________________________________________  

  Name                                                                                                         Signature 
 

_______________________________________________            _____________________________________________________  

  Title                                                                                                            Date 
 
 
 
All documents can be found online at https://www.cityofwatsonville.org/396/Cannabis-Facilities. For questions please contact CDD at 
831.768.3050 or by email cdd@cityofwatsonville.org.  
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OWNER INFORMATION 

 This section must be completed by all owners. Ownership percentage should equal 100%. 

I declare under the penalty of perjury that the information provided on this disclosure form is true and accurate to the best of my 

knowledge. 

Ownership % _____________________ 

Name: ________________________________________________________________ Title: _______________________________ 

Address: _____________________________________________ City: _____________________ State: ________ Zip: __________ 

Background Information Included as required?    ☐ Yes   ☐ No 

Signature: ____________________________________________________________________ Date:  _______________________ 

 
I declare under the penalty of perjury that the information provided on this disclosure form is true and accurate to the best of my 
knowledge. 

Ownership % _____________________ 

Name: ________________________________________________________________ Title: _______________________________ 

Address: _____________________________________________ City: _____________________ State: ________ Zip: __________ 

Background Information Included as required?    ☐ Yes   ☐ No 

Signature: ____________________________________________________________________ Date:  _______________________ 

I declare under the penalty of perjury that the information provided on this disclosure form is true and accurate to the best of my 
knowledge. 

Ownership % _____________________ 

Name: ________________________________________________________________ Title: _______________________________ 

Address: _____________________________________________ City: _____________________ State: ________ Zip: __________ 

Background Information Included as required?    ☐ Yes   ☐ No 

Signature: ____________________________________________________________________ Date:  _______________________ 

 

I declare under the penalty of perjury that the information provided on this disclosure form is true and accurate to the best of my 
knowledge. 

Ownership % _____________________ 

Name: ________________________________________________________________ Title: _______________________________ 

Address: _____________________________________________ City: _____________________ State: ________ Zip: __________ 

Background Information Included as required?    ☐ Yes   ☐ No 

Signature: ____________________________________________________________________ Date:  _______________________ 

I declare under the penalty of perjury that the information provided on this disclosure form is true and accurate to the best of my 
knowledge. 

Ownership % _____________________ 

Name: ________________________________________________________________ Title: _______________________________ 

Address: _____________________________________________ City: _____________________ State: ________ Zip: __________ 

Background Information Included as required?    ☐ Yes   ☐ No 

Signature: ____________________________________________________________________ Date:  _______________________ 

Add more pages as necessary to accommodate all Commercial Cannabis Facility Owners 
Attachment 2

Page 3 of 4
Page 364 of 392



 
 

COMMERCIAL CANNABIS FACILITY APPLICATION                                                                                                                       Page 4 of 4 
ver. 8.18.20 
 

 
 
 
 

(To be completed by Individual Authorized to Sign on Behalf of and Legally Bind the Business) 

1. Business and its employees (hereafter, collectively referred to as “Business”) hereby release the  City of 
Watsonville and its agents, officers, elected officials, and employees (hereafter, collectively  referred to as 
“City”) from any injuries, damages, or liabilities of any kind that result from any arrest  or prosecution of the 
Business for violation of federal or state laws and from any and all legal  liability related to or arising from the 
registration of the Business with the City of Watsonville or related  to or arising from the enforcement of the 
provisions of CMC Chapter 14-53.  

2. Business hereby agrees to indemnify, defend, and hold harmless the City for any claims,   

damages, or liabilities arising due to the operations by the Business at the Location or Premises  or arising 

from claims filed by the Business’s officers, investors, employees, customers, or third  parties arising out of 

the possession, cultivation, transportation, or dispensing of cannabis and/or  on- or off-site use of cannabis 

provided at the Business’s location or premises.  

3. Business agrees to defend, indemnify, and hold harmless the City from any claims or actions   

brought against the City by third parties to challenge, attack, set aside, void, or annul any approvals and/or 

denials issued by the City to the Business in connection with its operations as a cannabis business registered 

with the City of Watsonville.  

4. City has and retains the right to approve the counsel to so defend the City; all decisions   

concerning the manner in which the defense is conducted, and any and all settlements or other disposition 

of such litigation, which approval shall not be unreasonably withheld.    
5. City also retains the right to not participate in the defense of the City, except that City agrees to reasonably 

cooperate with Business in the defense.  If City chooses to have separate counsel   
defend the City, and Business has already retained counsel to defend City, the fees and expenses of the 
additional counsel selected by City shall be paid by Business.  

6.  Business’s defense and indemnification of City set forth herein shall remain in full force and effect throughout 

all stages of any claims or actions brought including any and all appeals of any lower court judgments 

rendered.  

 
_______________________________________________            _____________________________________________________  

  Name                                                                                                         Signature 
 

_______________________________________________            _____________________________________________________  

  Title                                                                                                            Date 
 

 
 
 
State of California 
County of  
Subscribed and sworn to (or affirmed) before me on this __________ day of ______________, 20___, by 
_____________________________________, proved to me on the basis of satisfactory evidence to be the 
person(s) who appeared before me. 
 
 
(Seal)      Signature 
 
 

 

 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed 
the document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 

RELEASE OF LIABILITY/INDEMNIFICATION/HOLD HARMLESS 
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“A Community of Opportunities” 

831-768-3050 
cdd@cityofwatsonville.org 
www.cityofwatsonville.org 

Community Development Dept. 
250 Main Street 
Watsonville, CA. 95076 

 

 

 

December 21, 2020 

Greater Goods Marketplace LLC 
Colin Disheroon 
416 Semple Avenue 
Aptos, CA. 95003 
 
Dear Applicant: 
 
Thank you for submitting a Cannabis Pre-application with the City of Watsonville for 
exploration of a potential cannabis facility. This letter is to inform you of the Pre-
Application phases, evaluation rankings, Cannabis Use Permit Pre-Application process 
and identifies which applicants are selected to continue for phase three. 
 
PRE-APPLICATION MATERIALS 
The Cannabis Pre-Application requested materials are found in Appendix A of the 
Cannabis Use Permit Pre-Application Procedures Guidelines. Applicants were expected 
to submit via mail one (1) signed original Cannabis Use Permit Pre-Application Form and 
one (1) USB Flash drive containing a scanned copy of the signed Cannabis Use Permit 
Pre-Application form and all evaluations criteria. The responses to all evaluations criteria 
was not to exceed 125 pages. The submittal documents were to be saved on a single 
USB flash drive in the following manner: 

• Digital File #1 – “Cannabis Use Permit Pre-Application” form (pages 1-4, including 
all required signatures and related documents) 

• Digital File #2 – “Evaluation Criteria” (Responses to the Evaluation Criteria found 
in Sections 1-5. This file shall not exceed 125 pages. Points may be deducted for 
every page over the prescribed limit. 

• Digital File #3 – “Proof of Capitalization” (All bank statements, loan documents, 
promissory notes, financial and commitment letters) 

All Cannabis Pre-Applications were required to be submitted prior to October 15, 2020 by 
close of business day. 

CANNABIS PRE-APPLICATIONS PROCESS 
The Cannabis Pre-Application process consists of the following phases: 

• Phase One – Pre-application Submittal and determination of Eligibility 

• Phase Two – Pre-application Evaluation and First Ranking (1,000 Points) 

• Phase Three – Interview and Second Ranking (1,500 Points) 

• Phase Four – Interview Panel Final Decision 
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Community Development Dept. 
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PHASE TWO: Pre-Applications Evaluation and First Ranking (1,000 Points) 
Phase two evaluations (Attachment 1) scored each Cannabis Pre-Application based on 
the following criteria: 

• Section 1. Business Plan (200 Points) 

• Section 2. Labor and Employment Plan (200 Points) 

• Section 3. Neighborhood Plan (200 Points) 

• Section 4. Community Benefits Plan (200 Points) 

• Section 5. Owner Qualifications (200 Points) 

The following number of licenses are available in the City of Watsonville (Please note that 
each license type has 1 equity license set-aside):   

• 2 Cultivation Permits 

• 9 Manufacturing Permits 

• 2 Distribution Permits 

• 3 Processing Permits 

• 3 Retail Dispensary Permits 

• 7 Non-storefront Retail Delivery Permits for cultivators/manufacturers/processers 

AMENDMENTS TO THE PRE-APPLICATION 
Applicants are not allowed to make amendments to their Pre-Application or to supplement 
their Pre-Application, except as otherwise specifically permitted in the cannabis pre-
application procedure or authorized in writing by the City. 
 
LIVE SCAN AND SUPPLEMENTAL BACKGROUND CHECK 
As part of the Cannabis Pre-Application process, each individual applying as owner 
submitted a Live Scan to check fingerprints against the Department of Justice’s (DOJ) 
records. Individuals who do not meet the State and/or City’s eligibility requirements will 
be disqualified from continuing in the Cannabis Pre-Application process. Eligibility 
disqualifiers are found in State Law BPC Division 10, Chapter 5, Section 26057 (B) (4) 
and in Watsonville Municipal Code Sections 14-53.110 and 14-53.111. The Live Scan 
Background Checks are provided as Attachment 2. 
 
PHASE THREE: INTERVIEWS AND SECOND RANKING 
The Cannabis Use Permit Pre-Application has now advanced to Phase three. The City’s 
Cannabis Selection Committee consists of representatives of the Police Chief, Fire Chief, 
Community Development Director, City Manager, and an independent third-party 
cannabis consultant selected by the Zoning Administrator will interview and evaluate 
three more applicants than the number of cannabis use permits available for each permit 
type. Three more applications than the number of available permits in each permit 
category are invited to interview as part of Phase three. Those applicants interviewed 
received the highest scores from Phase two for each category.  
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Your application for a cannabis retail, distribution, and manufacturing license earned a 
score of 99.3%, 97.5%, and 97.5% in Phase two, and your application is currently ranked 
at number 1 out of 21 applications for these license type(s), and you are eligible to 
proceed to Phase three of the Pre-Application process. 

Applicants will be interviewed and evaluated based upon the criteria below. See 
APPENDIX A for a description of the evaluation criteria: 

• Business Plan (450 Points) 

• Labor & Employment Plan (450 Points) 

• Community Benefits (300 Points) 

• Qualifications of Owners (300 Points) 

Phase three scores will be tabulated and combined with Phase two scores to establish 
an overall score. The top scoring applicants from the interview shall be invited to apply 
for the available Cannabis Use Permits based on permit type. For example, two retail 
applicants shall be invited to apply for the two available retail Cannabis Use Permits. Prior 
to making a final decision, the City reserves the right to request and obtain additional 
information from any candidate who has submitted a Cannabis Pre-Application. 

The Interview Panel will make a final determination on the advancement of applications. 
However, the City reserves the right to award a lesser number of permits than are 
available, or to award no permits at all. Successful applicants will be authorized to apply 
for a discretionary permit upon the Interview Panel’s determination to allow submittal of a 
CANNABIS USE PERMIT application, and should be prepared to attend all discretionary 
permit hearings to represent their request for a Conditional Use Permit and to respond to 
questions. 

PRIOR TO INTERVIEW 
Those applicants selected for Phase three interviews and second ranking are required to 
pay a fee of $3,700.00 to the Community Development Department a week prior to 
interview and submit a Live Scan background check application to the Watsonville Police 
Department. Payment should be made by certified check, cashier’s check, or money 
order made payable to the City of Watsonville. The interview for Greater Goods 
Marketplace LLC. is scheduled for January 25, 2021 at 8:00  a.m.   
 
The interview will be done remotely through google hangouts and the link will be sent a 
week prior to interview date. 
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If you have any questions regarding Phase three second ranking interviews, please 

contact Associate Planner Ivan Carmona at 831-768-3078 or by email at 

ivan.carmona@cityofwatsonville.org 

Sincerely, 
 

 
 
Ivan Carmona 
Associate Planner 
Community Development Department  
City of Watsonville 
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Watsonville Commercial Cannabis Application

Phase 2 Evaluation Report

Greater Goods Marketplace 
Applicant Name / DBA
10 Hangar Way, Watsonville, CA SCORE SUMMARY
Proposed Location 1,000             Total Points Available

Distribution/Equity Applicant 975                Points Received
License Type 97.50% Total Score Percentage

0 Number of pages over 125 limit

Scoring Basis
Points 

Available
Points 

Received
1 Business Plan (200 pts) 200 180

1.1 Percentage 28 28

1.2 Percentage 28 28

1.3 Percentage 28 28
1.4 Percentage 28 28

1.5 Percentage 28 28
1.6 All or none 20 0

1.7 Percentage 40 40
1.7.3 Additional criteria for DISTRIBUTION Pre-Applications only:

a.  Identify the number of delivery drivers, hours of delivery and vehicles to be used.
b.  Describe the transportation security procedures.
c.  Describe how inventory will be received, processed, stored, and secured on the licensed
     premises.
d.  Describe the quality control procedures designed to ensure all cannabis is proper
      packaged, labeled, and tested.

e. Fully describe cash handling procedures.
Summary

Criteria Evaluation

Owner qualifications. Resumes are not to exceed one (1) page per owner. Addressed criteria.

Fully describe hours of operation and opening and closing procedures. The opening and closing procedures appeared to be for the retail operation
and did not include verbiage of the distribution operation.  

Fully describe the day-to-day operations for each license type being sought. Addressed criteria.

A budget for construction, operation, and maintenance, compensation of employees, equipment costs,
utility cost, and other operation costs.

Addressed criteria.

Proof of capitalization in the form of documentation of cash or other liquid assets on hand, Letters of Credit
or other equivalent assets.

Addressed criteria.

3-year pro forma for at least three years of operation. Addressed criteria.

Equipment costs, utility costs, and other operation costs Addressed criteria.

The application stated their estimated start up budget, including construction estimates, totals $1,200,000. Proof of capital was provided in the form of a signed commitment letter from their Richard Kash to provide $2
million along with proof of funds, which is sufficient to cover all start-up costs. The City should determine if Mr. Kash should be vetted as an owner since he will have financial interest in the company. They intend to have
1 distribution driver and 1 vehicle,  delivering between the hours of 8 a.m. and 10 p.m. However, the application also identified the hours of operation as 9 a.m. to 5 p.m. (PDF pg.19).
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Watsonville Commercial Cannabis Application

Phase 2 Evaluation Report

Greater Goods Marketplace 
Applicant Name / DBA

Scoring Basis
Points 

Available
Points 

Received
2  Labor and Employment Plan (200 pts) 200 200

2.1 Percentage 45 45

2.2 Percentage 45 45
2.3 All or none 25 25

2.4 Percentage 40 40
2.5 All or none 40 40

2.6 All or none 5 5

Summary

Scoring Basis
Points 

Available
Points 

Received
3 Neighborhood Plan (200 pts) 200 200

3.1 Percentage 50 50

3.2 Percentage 50 50

3.3 Percentage 100 100
3.3.1 Identify potential sources of odor and/or odor emitting activities.
3.3.2 Describe odor control devices and techniques employed to ensure that odors from cannabis are not

detectable beyond the licensed premises.
3.3.3 Describe odor control related maintenance activities, frequency and role/title(s) of personnel

performing such activities.
3.3.4 Describe administrative controls such as staff training procedures and recordkeeping systems and

forms associated to the odor control system.
3.3.5 Describe the waste management plan. The plan shall include waste disposal security measures, and

methods of rendering all waste unusable and unrecognizable.
Summary

Describe whether the Cannabis Use Permits committed to offering employees a Living Wage. (“Living Wage”
shall mean 150% of the minimum wage mandated by California)

Addressed criteria.

Thoroughly describe employee policies and procedures (complete manuals are not required to be
submitted).

If the Cannabis Use Permit has twenty (20) or more non-supervisory employees, the applicant must attest
that they are committed to or have entered into a labor peace agreement and will abide by its terms.

Criteria Evaluation

The application identified Mr. Isaac Rodriguez as the Community Relations Manager. They provided images of the proposed building elevation and floor plan. Their Community Relations Manager will respond to all
community complaints within twenty-four (24) hours of receiving notification. They will utilize uniformed and licensed Security Guards to monitor all site activity, control loitering and site access, and serve as a visual
deterrent to unlawful activities. The application identified carbon filters, ventilation system, HVAC, ionizers, and negative air pressure as their odor control devices. 

Describe Air Quality/Odor Mitigation practices. Addressed criteria.

Describe how the CANNABIS USE PERMIT will be managed to avoid becoming a nuisance or having impacts
on its neighbors and the surrounding community.

Addressed criteria.

Describe compensation to and opportunities for continuing education and employee training. Addressed criteria.
Describe the extent to which the CCB will be a locally managed enterprise whose owners and/or managers
reside within the Santa Cruz County area.
Describe the number of employees, title/position and their respected responsibilities. Addressed criteria.

Criteria Evaluation

Describe how the CANNABIS USE PERMIT will proactively address and respond to complaints related to
noise, light, odor, vehicle, and pedestrian traffic.

Addressed criteria.

Addressed criteria.

The application stated they intend to provide an average salary over 161% of the California minimum wage ($19.33) and health benefits. They will create twenty-five (25) high-paying, local jobs during the first year and
staff will receive at least twelve hours of on-going training annually. Their continued educational opportunities included tuition reimbursement for continuing education courses and cannabis education workshops,
completing online courses and certificate and professional programs, and encouraging employees to conduct business development activities, such as attending networking events and conferences. Their goal is to hire
100% of their managers and employees from Watsonville and the surrounding Santa Cruz County.

Addressed criteria.

Addressed criteria.

Page 2 of 3 Attachment 4
Page 2 of 9

Page 371 of 392



    
Watsonville Commercial Cannabis Application

Phase 2 Evaluation Report

Greater Goods Marketplace 
Applicant Name / DBA

Scoring Basis
Points 

Available
Points 

Received
4 Community Benefits Plan (200 pts) 200 195

4.1 Percentage 200 195

Summary

Scoring Basis
Points 

Available
Points 

Received
5 Qualification of Owners (200 pts) 200 200

5.1 Percentage 200 200

Summary

The application stated they are committed to donating $50,000 to the Watsonville community, through support of various organizations and local initiatives, during the first year of operations. They will extend their
support and partnership to the Pajaro Valley Community Health Trust with a $5,000 donation and will continue to work and donate to the Second Harvest Food Bank of Santa Cruz County. The application identified the
local organizations they intend to contribute to, which include CASA of Santa Cruz County, Farm Discovery at Live Earth Farms, Jacob's Heart Children's Cancer Support Services, Community Bridges, Watsonville Wetlands
Watch, and Safe Ag, Safe Schools.  They also have a goal to source at least 70% of their cannabis products from local cannabis growers, connoisseurs, artisans, and small business owners.

Criteria Evaluation

The Pre-Application should describe all benefits the Cannabis Use Permit and/or their principals have
provided to their local community in the last 3 years. The Plan will also outline any benefits the Cannabis
Use Permit will provide to the Watsonville community. Benefits may be in the form of volunteer services,
monetary donations to local non-profit organizations, financial support of City sponsored activities or
organizations, in kind donations to the City or other charitable organizations and/or any other economic
incentives to the City.

Though the application stated they will donate $50,000 to non-profit interests
serving the Watsonville community during the first year; it is unclear how
much they will contribute and the frequency they intend provide to their
preferred organizations after the first year. 

The application identified three cannabis businesses (2 retail and 1 event organizer licenses) of which they have ownership and included copies of all licenses.

Criteria Evaluation

In addition to the one (1) page resume/CV per owner, all applicants, directors, managers and/or laboratory
supervisors must provide details regarding any experience they have in operating a retail establishment, a
regulated business, or managing employees. If you have any experience operating a cannabis business
please provide the location of such activity and a copy of any permits, licenses, or other written forms of
permission for such activity by a local or state government entity.

Addressed criteria. 
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Watsonville Commercial Cannabis Application

Phase 2 Evaluation Report

Greater Goods Marketplace 
Applicant Name / DBA
10 Hangar Way, Watsonville, CA SCORE SUMMARY
Proposed Location 1,000             Total Points Available

Manufacturing/Equity Applicant 975                 Points Received
License Type 97.50% Total Score Percentage

0 Number of pages over 125 limit

Scoring Basis
Points 

Available
Points 

Received
1 Business Plan (200 pts) 200 180

1.1 Percentage 28 28
1.2 Percentage 28 28

1.3 Percentage 28 28
1.4 Percentage 28 28

1.5 Percentage 28 28
1.6 All or none 20 0

1.7 Percentage 40 40
1.7.4 Additional criteria for MANUFACTURING Pre-Applications only:

a.  Identify all cannabis products manufactured within the licensed premises.
b.  Describe quality control procedures.
c.  Describe inventory control procedures.
d.  Describe the extraction process, equipment and room in which extractions will be
      conducted.
e. Provide detail as to whether the extraction equipment has been reviewed and certified
     by a Professional Engineer or Certified Industrial Hygienist.

f.  Describe the sanitation procedures. 
g. Fully describe cash handling procedures.

Summary

Criteria Evaluation

Owner qualifications. Resumes are not to exceed one (1) page per owner. Addressed criteria.

Fully describe hours of operation and opening and closing procedures. The opening and closing procedures appeared to be for the retail operation and did
not include verbiage of the manufacture operation.  

Fully describe the day-to-day operations for each license type being sought. Addressed criteria.

A budget for construction, operation, and maintenance, compensation of employees, equipment costs, utility
cost, and other operation costs.

Addressed criteria.

Proof of capitalization in the form of documentation of cash or other liquid assets on hand, Letters of Credit
or other equivalent assets.

Addressed criteria.

3-year pro forma for at least three years of operation. Addressed criteria.

Equipment costs, utility costs, and other operation costs. Addressed criteria.

The application stated their estimated start up budget, including construction estimates, totals $1,200,000. Proof of capital was provided in the form of a signed commitment letter from their Richard Kash to provide $2 million
along with proof of funds, which is sufficient to cover all start-up costs. The City should determine if Mr. Kash should be vetted as an owner since he will have financial interest in the company. The hours of operation will be from
9 a.m. to 5 p.m., though it is unclear if they would be operating seven days per week. 
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Watsonville Commercial Cannabis Application

Phase 2 Evaluation Report

Greater Goods Marketplace 
Applicant Name / DBA

Scoring Basis
Points 

Available
Points 

Received
2  Labor and Employment Plan (200 pts) 200 200

2.1 Percentage 45 45

2.2 Percentage 45 45
2.3 All or none 25 25

2.4 Percentage 40 40
2.5 All or none 40 40

2.6 All or none 5 5

Summary

Scoring Basis
Points 

Available
Points 

Received
3 Neighborhood Plan (200 pts) 200 200

3.1 Percentage 50 50

3.2 Percentage 50 50

3.3 Percentage 100 100
3.3.1 Identify potential sources of odor and/or odor emitting activities.
3.3.2 Describe odor control devices and techniques employed to ensure that odors from cannabis are not

detectable beyond the licensed premises.
3.3.3 Describe odor control related maintenance activities, frequency and role/title(s) of personnel

performing such activities.
3.3.4 Describe administrative controls such as staff training procedures and recordkeeping systems and

forms associated to the odor control system.
3.3.5 Describe the waste management plan. The plan shall include waste disposal security measures, and

methods of rendering all waste unusable and unrecognizable.
Summary

Describe whether the Cannabis Use Permits committed to offering employees a Living Wage. (“Living Wage”
shall mean 150% of the minimum wage mandated by California)

Addressed criteria.

Thoroughly describe employee policies and procedures (complete manuals are not required to be submitted).

If the Cannabis Use Permit has twenty (20) or more non-supervisory employees, the applicant must attest
that they are committed to or have entered into a labor peace agreement and will abide by its terms.

Criteria Evaluation

Addressed criteria.

Addressed criteria.

The application identified Mr. Isaac Rodriguez as the Community Relations Manager. They provided images of the proposed building elevation and floor plan. Their Community Relations Manager will respond to all community
complaints within twenty-four (24) hours of receiving notification. They will utilize uniformed and licensed Security Guards to monitor all site activity, control loitering and site access, and serve as a visual deterrent to unlawful
activities. The application identified carbon filters, ventilation system, HVAC, ionizers, and negative air pressure as their odor control devices. 

Describe Air Quality/Odor Mitigation practices. Addressed criteria.

Describe how the CANNABIS USE PERMIT will be managed to avoid becoming a nuisance or having impacts on
its neighbors and the surrounding community.

Addressed criteria.

Describe compensation to and opportunities for continuing education and employee training. Addressed criteria.
Describe the extent to which the CCB will be a locally managed enterprise whose owners and/or managers
reside within the Santa Cruz County area.

Describe the number of employees, title/position and their respected responsibilities. Addressed criteria.

Criteria Evaluation

Describe how the CANNABIS USE PERMIT will proactively address and respond to complaints related to noise,
light, odor, vehicle, and pedestrian traffic.

Addressed criteria.

Addressed criteria.

The application stated they intend to provide an average salary over 161% of the California minimum wage ($19.33) and health benefits. They will create twenty-five (25) high-paying, local jobs during the first year and staff will
receive at least twelve hours of on-going training annually. Their continued educational opportunities included tuition reimbursement for continuing education courses and cannabis education workshops, completing online
courses and certificate and professional programs, and encouraging employees to conduct business development activities, such as attending networking events and conferences. Their goal is to hire 100% of their managers and
employees from Watsonville and the surrounding Santa Cruz County.
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Watsonville Commercial Cannabis Application

Phase 2 Evaluation Report

Greater Goods Marketplace 
Applicant Name / DBA

Scoring Basis
Points 

Available
Points 

Received
4 Community Benefits Plan (200 pts) 200 195

4.1 Percentage 200 195

Summary

Scoring Basis
Points 

Available
Points 

Received
5 Qualification of Owners (200 pts) 200 200

5.1 Percentage 200 200

Summary

The application stated they are committed to donating $50,000 to the Watsonville community, through support of various organizations and local initiatives, during the first year of operations. They will extend their support and
partnership to the Pajaro Valley Community Health Trust with a $5,000 donation and will continue to work and donate to the Second Harvest Food Bank of Santa Cruz County. The application identified the local organizations
they intend to contribute to, which include CASA of Santa Cruz County, Farm Discovery at Live Earth Farms, Jacob's Heart Children's Cancer Support Services, Community Bridges, Watsonville Wetlands Watch, and Safe Ag, Safe
Schools.  They also have a goal to source at least 70% of their cannabis products from local cannabis growers, connoisseurs, artisans, and small business owners.

Criteria Evaluation

The Pre-Application should describe all benefits the Cannabis Use Permit and/or their principals have
provided to their local community in the last 3 years. The Plan will also outline any benefits the Cannabis Use
Permit will provide to the Watsonville community. Benefits may be in the form of volunteer services,
monetary donations to local non-profit organizations, financial support of City sponsored activities or
organizations, in kind donations to the City or other charitable organizations and/or any other economic
incentives to the City.

Though the application stated they will donate $50,000 to non-profit interests
serving the Watsonville community during the first year; it is unclear how much they
will contribute and the frequency they intend provide to their preferred
organizations after the first year. 

The application identified three cannabis businesses (2 retail and 1 event organizer license) of which they have ownership and included copies of all licenses.

Criteria Evaluation

In addition to the one (1) page resume/CV per owner, all applicants, directors, managers and/or laboratory
supervisors must provide details regarding any experience they have in operating a retail establishment, a
regulated business, or managing employees. If you have any experience operating a cannabis business please
provide the location of such activity and a copy of any permits, licenses, or other written forms of permission
for such activity by a local or state government entity.

Addressed criteria.
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Watsonville Commercial Cannabis Application

Phase 2 Evaluation Report

Greater Goods Marketplace 
Applicant Name / DBA
10 Hangar Way, Watsonville, CA SCORE SUMMARY
Proposed Location 1,000             Total Points Available

Retail/Equity Applicant 993                 Points Received
License Type 99.30% Total Score Percentage

0 Number of pages over 125 limit

Scoring Basis
Points 

Available
Points 

Received
1 Business Plan (200 pts) 200 198

1.1 Percentage 28 28
1.2 Percentage 28 28

1.3 Percentage 28 28
1.4 Percentage 28 28

1.5 Percentage 28 28
1.6 All or none 20 20
1.7 Percentage 40 38

1.7.1 Additional criteria for RETAIL Pre-Applications only:
a.  Describe customer check-in procedures.
b.  Identify location and procedures for receiving deliveries during business hours.
c.  Identify number of Point-of-Sales location and estimated number of customers to be
     served per hour/day.
d.  Describe the proposed product line and estimate the percentage of sales of flower and
      manufactured products. 

e.  If proposed, describe delivery service procedures, number of vehicles and product
      security during transportation.
f.  Fully describe inventory control procedures to include, identification point-of-sales and
     track and trace software.
g. Fully describe cash handling procedures.

Summary

Criteria Evaluation

Owner qualifications. Resumes are not to exceed one (1) page per owner. Addressed criteria.

Fully describe hours of operation and opening and closing procedures. Addressed criteria.
Fully describe the day-to-day operations for each license type being sought. The application did not identify the number of point-of-sale locations they intend to

utilize.

A budget for construction, operation, and maintenance, compensation of employees, equipment costs, utility
cost, and other operation costs.

Addressed criteria.

Proof of capitalization in the form of documentation of cash or other liquid assets on hand, Letters of Credit
or other equivalent assets.

Addressed criteria.

3-year pro forma for at least three years of operation. Addressed criteria.

Equipment costs, utility costs, and other operation costs Addressed criteria.

The application stated they anticipate serving two hundred twenty-five (225) customers per day and utilize two delivery vehicles with their storefront retail hours from 9 a.m. to 7:45 p.m., seven days per week. The application
stated their estimated start up budget, including construction estimates, totals $1,200,000. Proof of capital was provided in the form of a signed commitment letter from their Richard Kash to provide $2 million along with proof of
funds, which is sufficient to cover all start-up costs. The City should determine if Mr. Kash should be vetted as an owner since he will have financial interest in the company. 
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Watsonville Commercial Cannabis Application

Phase 2 Evaluation Report

Greater Goods Marketplace 
Applicant Name / DBA

Scoring Basis
Points 

Available
Points 

Received
2  Labor and Employment Plan (200 pts) 200 200

2.1 Percentage 45 45

2.2 Percentage 45 45
2.3 All or none 25 25

2.4 Percentage 40 40
2.5 All or none 40 40

2.6 All or none 5 5

Summary

Scoring Basis
Points 

Available
Points 

Received
3 Neighborhood Plan (200 pts) 200 200

3.1 Percentage 50 50

3.2 Percentage 50 50

3.3 Percentage 100 100

3.3.1 Identify potential sources of odor and/or odor emitting activities.
3.3.2 Describe odor control devices and techniques employed to ensure that odors from cannabis are not

detectable beyond the licensed premises.
3.3.3 Describe odor control related maintenance activities, frequency and role/title(s) of personnel

performing such activities.
3.3.4 Describe administrative controls such as staff training procedures and recordkeeping systems and

forms associated to the odor control system.
3.3.5 Describe the waste management plan. The plan shall include waste disposal security measures, and

methods of rendering all waste unusable and unrecognizable.
Summary

Describe whether the Cannabis Use Permits committed to offering employees a Living Wage. (“Living Wage”
shall mean 150% of the minimum wage mandated by California)

Addressed criteria.

Thoroughly describe employee policies and procedures (complete manuals are not required to be submitted).

If the Cannabis Use Permit has twenty (20) or more non-supervisory employees, the applicant must attest
that they are committed to or have entered into a labor peace agreement and will abide by its terms.

Criteria Evaluation

Addressed criteria.

Addressed criteria.

The application identified Mr. Isaac Rodriguez as the Community Relations Manager. They provided images of the proposed building elevation and floor plan. Their Community Relations Manager will respond to all community
complaints within twenty-four (24) hours of receiving notification. They will utilize uniformed and licensed Security Guards to monitor all site activity, control loitering and site access, and serve as a visual deterrent to unlawful
activities. The application identified carbon filters, ventilation system, HVAC, ionizers, and negative air pressure as their odor control devices. 

Describe Air Quality/Odor Mitigation practices. Addressed criteria.

Describe how the CANNABIS USE PERMIT will be managed to avoid becoming a nuisance or having impacts
on its neighbors and the surrounding community.

Addressed criteria.

Describe compensation to and opportunities for continuing education and employee training. Addressed criteria.
Describe the extent to which the CCB will be a locally managed enterprise whose owners and/or managers
reside within the Santa Cruz County area.

Describe the number of employees, title/position and their respected responsibilities. Addressed criteria.

Criteria Evaluation

Describe how the CANNABIS USE PERMIT will proactively address and respond to complaints related to noise,
light, odor, vehicle, and pedestrian traffic.

Addressed criteria.

Addressed criteria.

The application stated they intend to provide an average salary over 161% of the California minimum wage ($19.33) and health benefits. They will create twenty-five (25) high-paying, local jobs during the first year and staff will
receive at least twelve hours of on-going training annually. Their continued educational opportunities included tuition reimbursement for continuing education courses and cannabis education workshops, completing online
courses and certificate and professional programs, and encouraging employees to conduct business development activities, such as attending networking events and conferences. Their goal is to hire 100% of their managers and
employees from Watsonville and the surrounding Santa Cruz County.
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Watsonville Commercial Cannabis Application

Phase 2 Evaluation Report

Greater Goods Marketplace 
Applicant Name / DBA

Scoring Basis
Points 

Available
Points 

Received
4 Community Benefits Plan (200 pts) 200 195

4.1 Percentage 200 195

Summary

Scoring Basis
Points 

Available
Points 

Received
5 Qualification of Owners (200 pts) 200 200

5.1 Percentage 200 200

Summary

The application stated they are committed to donating $50,000 to the Watsonville community, through support of various organizations and local initiatives, during the first year of operations. They will extend their support and
partnership to the Pajaro Valley Community Health Trust with a $5,000 donation and will continue to work and donate to the Second Harvest Food Bank of Santa Cruz County. The application identified the local organizations they
intend to contribute to, which include CASA of Santa Cruz County, Farm Discovery at Live Earth Farms, Jacob's Heart Children's Cancer Support Services, Community Bridges, Watsonville Wetlands Watch, and Safe Ag, Safe Schools.
They also have a goal to source at least 70% of their cannabis products from local cannabis growers, connoisseurs, artisans, and small business owners.

Criteria Evaluation

The Pre-Application should describe all benefits the Cannabis Use Permit and/or their principals have
provided to their local community in the last 3 years. The Plan will also outline any benefits the Cannabis Use
Permit will provide to the Watsonville community. Benefits may be in the form of volunteer services,
monetary donations to local non-profit organizations, financial support of City sponsored activities or
organizations, in kind donations to the City or other charitable organizations and/or any other economic
incentives to the City.

Though the application stated they will donate $50,000 to non-profit interests serving
the Watsonville community during the first year; it is unclear how much they will
contribute and the frequency they intend provide to their preferred organizations
after the first year. 

The application identified three cannabis businesses (2 retail and 1 event organizer licenses) of which they have ownership and included copies of all licenses.

Criteria Evaluation

In addition to the one (1) page resume/CV per owner, all applicants, directors, managers and/or laboratory
supervisors must provide details regarding any experience they have in operating a retail establishment, a
regulated business, or managing employees. If you have any experience operating a cannabis business please
provide the location of such activity and a copy of any permits, licenses, or other written forms of permission
for such activity by a local or state government entity.

Addressed criteria. 
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City of Watsonville 

 

 

“A Community of Opportunities” 

831-768-3050 
cdd@cityofwatsonville.org 
www.cityofwatsonville.org 

Community Development Dept. 
250 Main Street 
Watsonville, CA. 95076 

January 15, 2021 

Greater Goods Marketplace 
Colin Disheroon 
416 Semple Ave. 
Aptos, CA. 95003 
 
Dear Applicant: 
 
On December 21, 2020, the City of Watsonville issued notices to all applicants selected to 
participate in phase three interviews and second ranking. The letter identified the interview date 
as well as the necessary next steps for phase three. This letter advises you of changes to your 
interview date as well as further details related to phase three interviews and second ranking. 
 
PRIOR TO INTERVIEW - NEXT STEPS 
Step 1: All applicants are required to pay an interview fee of $3,700.00. Payment should be made 
by certified check, cashier’s check, or money order made payable to the City of Watsonville 
Community Development Department. Payments can be mailed to 250 Main Street, Watsonville, 
CA. 95076 or can be dropped off at the CDD office. Office hours are Monday – Friday from 8:00 
a.m. – 12:00 p.m. and 1:30 p.m. – 4:00 p.m. Payment must be received by the end of the business 
day on January 22, 2021 in order to avoid disqualification.1 
 
Step 2: As part of the Pre-Application process, each individual applying as an owner must 
undergo a Live Scan to check fingerprints against the Department of Justice’s (DOJ) records. 
Individuals who do not meet the State and/or City’s eligibility requirements will be disqualified. 
Eligibility disqualifiers may be found in State Law BPC Division 10, Chapter 5, Section 26057 (B) 
(4) and in Watsonville Municipal Code Sections 14.53-110 and 14.53-111. Please contact 
Angelica Jauregui at 831-768-3386 or angelica.jauregui@cityofwatsonville.org to submit the 
required Live Scans. Failure to provide evidence of application for a Live Scan by the end of the 
business day on Friday January 22, 2021 shall result in disqualification. 
 
PHASE THREE: INTERVIEWS AND SECOND RANKING 
The interview structure is as follows: 

Location: 

250 Main Street, Watsonville, Ca. 95076, Conference Rooms A and B 

The City will provide a conference room for the applicant team with a laptop to conduct the remote 
interview.  A proctor will be in attendance during the entirety of the interview and the room will be 
thoroughly cleaned between each interview. The room is large enough to accommodate a 
minimum of 6-feet of spacing between attendees. 

                                                           
1 Equity applicants are not subject to the interview fee. 
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City of Watsonville 

 

 

“A Community of Opportunities” 

831-768-3050 
cdd@cityofwatsonville.org 
www.cityofwatsonville.org 

Community Development Dept. 
250 Main Street 
Watsonville, CA. 95076 

Interview Length: 

Pre-Applicants requesting 1 permit type: 45 minutes 

Pre-Applicants requesting more than 1 permit type: 60 minutes.  

Limit on Number of Interviewees: 

Up to 3 business owners are allowed to attend the interview.   

SELECTION PROCESS 

Phase three scores will be tabulated and combined with Phase two scores to establish an overall 
score. The top scoring applicants from the interview shall be invited to apply for the available 
Cannabis Use Permits based on permit type. For example, two retail applicants shall be invited 
to apply for the two available retail Cannabis Use Permits. Prior to making a final decision, the 
City reserves the right to request and obtain additional information from any candidate who has 
submitted a Cannabis Pre-Application. 

The Interview Panel will make a final determination on the advancement of applications. However, 
the City reserves the right to award a lesser number of permits than are available, or to award no 
permits at all. Successful applicants will be authorized to apply for a discretionary permit upon the 
Interview Panel’s determination to allow submittal of a CANNABIS USE PERMIT application, and 
should be prepared to attend all discretionary permit hearings to represent their request for a 
Conditional Use Permit and to respond to questions. 

 
 
INTERVIEW DATE 
The Phase Three Interview and Second Ranking is scheduled on Tuesday, January 26, 2021 at 

8:00 a.m. Please arrive on time and if you have any questions contact Associate Planner Ivan 

Carmona at 831-768-3078 or by email at ivan.carmona@cityofwatsonville.org. 

Sincerely, 
 

 
 
Ivan Carmona 
Associate Planner 
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Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. Berryessa Holdings LLC Retail 1,500 1,478 98.53%
2. Watsonville Cares Retail 1,500 1,459 97.27%
3. Charlie Mike (SCVA) Retail 1,500 1,395 93.00%
4. BTW Industries Retail 1,500 1,328 88.53%
5. BTW Industries (Non-Storefront) Retail 1,500 1,328 88.53%
6. Greater Goods Marketplace Retail 1,500 1,327 88.47%
7. Manx Farms Inc (Non-Storefront) Retail 1,500 1,296 86.40%
8. Creme De Canna Collective (Non-Storefront) Retail 1,500 1,267 84.47%
9. Element 7 Retail 1,500 1,206 80.40%

10. The Pajaro Inc Retail 1,500 1,187 79.13%
11. Be Kindful LLC (Non-Storefront) Retail 1,500 1,171 78.07%
12. WAMM Phytotherapies Retail 1,500 973 64.87%

Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. DFFK Inc Cultivation 1,500 1,369 91.27%
2. Manx Farms Inc Cultivation 1,500 1,296 86.40%

Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. Greater Goods Marketplace Distribution 1,500 1,327 88.47%
2. Manx Farms Inc Distribution 1,500 1,296 86.40%
3. DNA Organics Inc Distribution 1,500 1,284 85.60%
4. Bird Valley Organics Inc Distribution 1,500 1,261 84.07%
5. Be Kindful LLC Distribution 1,500 1,171 78.07%
6. Sun Processing LLC Distribution 1,500 1,124 74.93%

Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. Greater Goods Marketplace Manufacturing 1,500 1,327 88.47%
2. DNA Organics Inc Manufacturing 1,500 1,284 85.60%

Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. Manx Farms Inc Processing 1,500 1,296 86.40%
2. Be Kindful LLC Processing 1,500 1,171 78.07%
3. Sun Processing LLC Processing 1,500 1,124 74.93%

Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. Convergence Laboratories Testing 1,500 1,027 68.47%

CITY OF WATSONVILLE
Interviews and Second Ranking

Phase 3
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Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. Berryessa Holdings LLC Retail 2,500 2,430 97.20%
2. Charlie Mike (SCVA) Retail 2,500 2,370 94.80%
3. Watsonville Cares Retail 2,500 2,348 93.92%
4. Greater Goods Marketplace Retail 2,500 2,320 92.80%
5. Creme De Canna Collective (Non-Storefront) Retail 2,500 2,234 89.36%
6. Element 7 Retail 2,500 2,184 87.36%
7. The Pajaro Inc Retail 2,500 2,154 86.16%
8. BTW Industries Retail 2,500 2,128 85.12%
9. BTW Industries (Non-Storefront) Retail 2,500 2,101 84.04%

10. Be Kindful LLC (Non-Storefront) Retail 2,500 1,803 72.12%
11. WAMM Phytotherapies Retail 2,500 1,555 62.20%
12. Manx Farms Inc (Non-Storefront) Retail 2,500 946 37.84%
13. Watsonville Erudite Ventures Retail 2,500 929 37.16%
14. Perfect Union Watsonville Retail 2,500 900 36.00%
15. Curbstone Exchange No. 2 LLC Retail 2,500 851 34.04%

Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. DFFK Inc Cultivation 2,500 2,348 93.92%
2. Manx Farms Inc Cultivation 2,500 2,259 90.36%

Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. Greater Goods Marketplace Distribution 2,500 2,302 92.08%
2. Manx Farms Inc Distribution 2,500 2,242 89.68%
3. Bird Valley Organics Inc Distribution 2,500 2,103 84.12%
4. DNA Organics Inc Distribution 2,500 2,097 83.88%
5. Sun Processing LLC Distribution 2,500 1,903 76.12%
6. Be Kindful LLC Distribution 2,500 1,803 72.12%

Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. Greater Goods Marketplace Manufacturing 2,500 2,302 92.08%
2. DNA Organics Inc Manufacturing 2,500 2,097 83.88%

Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. Manx Farms Inc Processing 2,500 2,210 88.40%
2. Sun Processing LLC Processing 2,500 1,926 77.04%
3. Be Kindful LLC Processing 2,500 1,803 72.12%

Applicant Name License Type
Points 

Possible
Points 

Awarded Score
1. Convergence Laboratories Testing 2,500 1,547 61.88%

CITY OF WATSONVILLE
Pre-Application Evaluation and Interview Ranking

Phases 2 and 3 Combined

Page 1 of 1 Attachment 7
Page 1 of 1
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RESOLUTION NO.  ________ (PC) 
           

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE DENYING AN APPEAL BY GREATER GOODS 
MARKETPLACE LLC (APPLICATION #1284) FOR THE CANNABIS 
SELECTION COMMITTEE’S DENIAL OF A PRE-APPLICATION FOR 
THE ESTABLISHMENT OF A CANNABIS RETAIL FACILITY IN THE 
CITY OF WATSONVILLE   

 
 WHEREAS, on October 15, 2020, Colin Disheroon, applicant, on behalf of 

Greater Goods Marketplace LLC. dba Hang Ten, submitted a Cannabis Pre-Application 

Packet (Application #1284) to establish a cannabis retail, manufacturing, and 

distribution facility within the city limits of the City of Watsonville, and 

 WHEREAS, on December 21, 2020, the Community Development Department 

notified Greater Goods Market Place LLC’s application packet received the following 

scores: 99.30% for cannabis retail, 97.50% for cannabis manufacturing, and 97.50% for 

cannabis distribution, and 

 WHEREAS, the first notice dated December 21, 2020 informed Greater Goods 

Marketplace LLC. of the Phase Three details such as the evaluation criteria and 

interview details to be conducted remotely; and 

 WHEREAS, on January 15, 2021, the Community Development Department sent 

a second notice to all cannabis applicants informing them of the Phase Three interview 

changes from remote to in-person with Covid-19 precautions. All interviews were limited 

to three representatives; and 

 WHEREAS, on February 17, 2021, the Community Development Department 

sent a notice of decision to Greater Goods Marketplace LLC with the final score for their 

applications.  The Phase Three Interview score 88.47% for cannabis retail, 

manufacturing, and distribution. Greater Goods Marketplace LLC received a total 
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combined score of 92.80%. This resulted in Greater Goods Marketplace LLC being 

ranked 4th for cannabis retail and 1st for cannabis manufacturing and distribution; and 

 WHEREAS, On March 2, 2021, Colin Disheroon, on behalf of Greater Goods 

Marketplace LLC, submitted an appeal to the Community Development Department. 

The appeal stated that the Cannabis Selection Committee’s decision was erroneous, 

due to the last-minute change of the Phase Three interviews from remote to in-person 

and requesting further information regarding the scoring of the interviews; and 

 WHEREAS, WMC Section 14-53.503 (Appeals) directs that any decision 

regarding or pertaining to the regulatory permit process outlined in the Cannabis 

Facilities Ordinance, or any action taken by the Zoning Administrator, may be appealed 

per the provisions in Section 14-10.1100. (Appeals) 

 WHEREAS, pursuant to WMC Section 14-10.1101, appeals from the decision of 

the Zoning Administrator or any other administrative official or advisory body in taking 

actions authorized by the Watsonville Municipal Code shall be made to the 

Commission; and 

WHEREAS, all appeals shall be made in writing and shall state the nature of the 

application and describe the specific grounds upon which the decision of the official 

body is considered to be in error, and shall be accompanied by the filing fee as set by 

resolution of the Council, 

 WHEREAS, notice of time and place of the hearing to consider Greater Goods 

Marketplace LLC. appeal (Application #1284) was given at the time and in the manner 

prescribed by the Zoning Ordinance of the City of Watsonville. The matter called for 

hearing evidence both oral and documentary introduced and received, and the matter 

submitted for decision; and 
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WHEREAS, the Planning Commission has considered all written and verbal 

evidence regarding this application at the public hearing and has made Findings, 

attached hereto and marked as Exhibit “A,” denying the Appeal (Application #1284) 

upholding the Cannabis Selection Committee’s decision to deny the Pre-Application for 

Greater Goods Marketplace to establish a cannabis retail facility within the city limits of 

the City of Watsonville. 

 NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 

OF WATSONVILLE, CALIFORNIA, AS FOLLOWS: 

 Good cause appearing, therefore, the Planning Commission of the City of 

Watsonville does hereby deny the Appeal by Greater Goods Marketplace LLC 

(Application #1248) to establish a cannabis retail facility within the city limits of the City 

of Watsonville. 

 

Ayes:  Commissioners:    

Noes:  Commissioners:  

Absent: Commissioners:  

  
_________________________________ _______________________________ 
Suzi Merriam, Secretary Jenni Veitch-Olson, Chairperson 
Planning Commission  Planning Commission 
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CITY OF WATSONVILLE   EXHIBIT “A” 
PLANNING COMMISSION 
  
      Application No:  1284 
      Applicant:  Greater Goods Marketplace LLC 
      Hearing Date:  June 1, 2021 
 
 
APPEAL FINDINGS (WMC § 14-10.1106)  
 
1. In order for an official action to be overturned by an appeal the acting body 

(Planning Commission) must find that the action taken by the official or 
advisory body (Zoning Administrator) was taken erroneously and was 
inconsistent with the intent of the zoning district regulations that regulate the 
proposed action. 

 
Evidence not in Support 

 
In his letter dated March 2, 2021, Colin Disheroon provided two points in which he 
questioned the application and interview process for cannabis businesses.  Those 
points are outlined below, with staff response.  

 
a)  Mr. Disheroon stated that the materials provided for Phase Two and Phase Three 
did not differ.  In order to better understand the interview scoring,  Mr. Disheroon 
requested additional information as to how the Phase Three Interview was scored. 

 
Staff Response: 

 
The Cannabis Selection Committee did not keep notes of each interview but took the 
time to discuss and force-rank each group after their interview.  Because only 3 retail 
cannabis licenses were available, staff understood how competitive and potentially 
contentious this process would be.  Once all interviews were completed, the Cannabis 
Selection Committee made their final determination and scoring of all applicants.  This 
was a deliberative decision making process amongst the Committee, and was not 
taken lightly.   

 
Mr. Disheroon’s possibe misunderstanding does not mean  the Committee erred, nor 
is there evidence to suggest the Committee’s decision was made in error.   

 
b) Mr. Disheroon expressed concern that the limitation on the number of applicants 
allowed in the interview and the requirement for an in-person interview impacted their 
preparation and performance.  

 
Staff Response: 
Each applicant team invited to the Interview were limited to three respresentatives 
attending the in person meeting.  The in-person interviews were conducted in City Hall 
Conference Rooms A and B at 250 Main Street. The large conference room was set 
up with several tables pushed together, with plexiglas screens between each of the 3 
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seats, which were separated by at least 6 feet to ensure compliance with Covid-19 
guidance.  In addition to the City’s climate control system, the windows were left open 
to let in additional fresh air.  The tables were wiped down between each interview.  

 
A proctor was placed in the corner of the room to monitor the applicants during the 
interview, and the Committee members joined through Zoom.  All applicants were 
given the option of using the plexiglas dividers and maintaining social distance and 
keeping their masks on.  However, all applicants chose to sit together in a separate 
part of the room, and some kept their masks on while others removed their masks.   

 
A lap-top was provided for the three representatives to communicate with the 
Selection Committee. The committee members consisted of the following: Community 
Development Director Suzi Merriam, Assistant Police Chief Thomas Sims, Finance 
Director Cindy Czwerin, Fire Department Rep. Kirt Vovjeda, City Manager Office 
Designee Elizabeth Padilla, HDL proctor David McPherson and proctor Ivan Carmona. 

 
All cannabis applicants went through the same in-person interview process, without 
issue.  Mr. Disheroon does not state in his appeal letter how this process led to the 
Cannabis Selection Committee making an erroneous decision in the scoring of his 
application.  The in-person interview and limit on the number of applicants in 
attendance did not impact the Cannabis Selection Committee’s ranking of applicants, 
and did not cause the Committee’s decision to be made in error. 
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