
AGENDA 
CITY OF WATSONVILLE 

PLANNING COMMISSION MEETING 
                                    

Working with our community to create positive impact through service with heart. 

 

Values: Teamwork, Integrity, Honesty, Service and Respect 

 
Chair, Jenni Veitch-Olson, District 3 

Vice-Chair, Veronica Dorantes-Pulido, District 4 

 

Daniel Dodge, District 1  

Gina Cole, District 2  

Anna Kammer, District 5 

Lucy Rojas, District 6 

Ed Acosta, District 7  

 

Suzi Merriam, Secretary to Planning Commission  

Samantha W. Zutler, City Attorney  

Deborah Muniz, Recording Secretary  

 

Location: 
City Council Chambers 

275 Main Street, Top Floor 
Watsonville, CA 95076 

 

FACE MASKS REQUIRED 
 

Anyone addressing the Planning Commission is asked to fill out a yellow 

card and leave it at the podium for recording purposes 

 

IF YOU CHALLENGE ANY ACTION APPEARING ON THIS AGENDA IN 

COURT, YOU MAY BE LIMITED TO RAISING ONLY THOSE ISSUES YOU OR 

SOMEONE ELSE RAISED AT THE PUBLIC MEETING DESCRIBED ON THIS 

AGENDA, OR IN WRITTEN CORRESPONDENCE DELIVERED TO THE 

CLERK PRIOR TO, OR AT, THE PUBLIC MEETING. 
 
 

SPANISH INTERPRETATION AVAILABLE INSIDE THE COUNCIL CHAMBERS  
 

 
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. 
 
 

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

 



 
 
 

AGENDA
CITY OF WATSONVILLE

PLANNING COMMISSION MEETING
 

Opportunity Through Diversity; Unity Through Cooperation.
 

Working with our community to create positive impact through service with heart.
 

Tuesday, January 18, 2022, 6:00 p.m.

Pages

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

3.c. PRESENTATION ON RAMSAY PARK RENAISSANCE PROJECT (35%
DESIGN UPDATE)

3

1) Staff Report
2) Planning Commission Questions

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 DECEMBER 7, 2021 29

5. PUBLIC HEARINGS

5.a. SPECIAL USE PERMIT WITH DESIGN REVIEW AND ENVIRONMENTAL
REVIEW (APPLICATION NO. 627) FOR AN AUTOMATED CAR WASH FOR
AN EXISTING GAS STATION WITH MINI-MART LOCATED AT 1455
FREEDOM BOULEVARD (APN: 016-061-06)

37

1) Staff Report
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 February 1, 2022.

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 
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Agenda Report 
 

 
MEETING DATE: Tuesday, January 18, 2022 
 

TO: Planning Commission 
 

FROM: PARKS & COMMUNITY SERVICES DIRECTOR CALUBAQUIB 
    

SUBJECT: PRESENTATION ON RAMSAY PARK RENAISSANCE PROJECT 
(35% DESIGN UPDATE) 

 
 
STATEMENT OF ISSUES 
This report is intended to provide an update on the 35% design plans for the Ramsay Park 
Renaissance Project. 
 
RECOMMENDED ACTION 
Report only. No action needed. 
 
DISCUSSION 
In 2019, Parks and Community Services Department (PCS) teammates worked with Verde 
Design, Inc. to conduct an extensive community engagement process in order to develop a 
Strategic Plan for Parks and Recreation and Park Master Plans for Ramsay Park and City 
Plaza. The overall purpose of these initiatives was to engage the community to develop 
strategic direction for the development, expansion and rehabilitation of parks and recreation 
programs, services and facilities. On February 11, 2020, the Council adopted a Park Master 
Plan for Ramsay Park.  
 
Request of Proposal for Design Services 
In April 2021, PCS teammates released a Request for Proposals (RFP) for Landscape 
Architectural Design and Consultant Services for Ramsay Park Improvements and on July 6, 
2021, the City Council awarded a contract to Verde Design, Inc. The contract includes the 
design of the following elements of the Ramsay Park Master Plan: 
 

 Sotomayor Soccer Field. The Park Master Plan identifies the need to level out the 
fields, using tall curbs, to provide for a maximum slope of 1.2%, which is ideal for soccer 
play. The Master Plan design also includes terraced concrete seating along the south 
side of the field that would work with the existing slope to retain the hillside. This project 
also includes the addition of field lighting, storage and possibly concessions. 

 

 Dog Park. The City has been awarded funding through the State’s Prop 68 Per Capita 
Grant Program for the construction of a new dog park at the summit of the hilltop area 
of the park, as a dog park is one of the few site elements that could work with the varying 
steep terrain. This project consists of a small and large dog park, an accessible path of 
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travel to the entry into the dog park from the future play area, and installation of 
perimeter fencing and amenities. 

 

 New Nature Center Area. A new Nature Center is proposed to be located at the site of 
the current playground area. The City’s Public Works Department is currently working 
towards designing the building. This project will require design of the surrounding 
landscape and coordination with City staff and City contractors regarding project 
elements in the park that may overlap (e.g. drainage, utilities, etc.) or affect one another.  

 

 Inclusive Playground. One of the most passionately supported items through the 
development of the Master Plan was the inclusion of a large centrally located play area 
for all ages and abilities of children. 

 
The play area is proposed to be located at the lower edge of the hilltop of Ramsay Park, 
which is the most level part of the hilltop area. This project also includes the redesign 
of the picnic areas, currently located on the hilltop. The Master Plan design for the hilltop 
picnic areas uses the spaces around the play area as pockets for small group picnic 
experiences where parents could have a comfortable space to watch their children play. 
The hilltop area also includes two larger group picnic areas, one of which could be for 
rentals and some picnic areas that overlook the soccer field for use while watching the 
games going on below. 

 

 Multi-Use Sports Field. The Park Master Plan includes the redesign of the existing 
softball field as a synthetic turf multi-use field. The existing softball field is located 
outside the flood plain, and is an ideal location for an expanded synthetic turf field. The 
synthetic turf field will provide a space for not only the softball and baseball groups that 
use this space currently, but also the local soccer groups that are constantly searching 
for additional fields. The multi-use field will provide permanent striping for both baseball 
and soccer. Due to the expansion of the new multi-use field, the northern parking lot 
would need to be redesigned. The new Main Street Parking Lot is designed to come off 
Main Street (HWY 152) and would address the parking spaces lost by the addition of 
the multi-use field. This element also requires the redesign of the multi-use path off Main 
Street and connection to the new parking lot. 

 
Community Engagement 
Significant community engagement efforts were conducted to create the Ramsay Park Master 
Plan, including over a dozen community meetings, a community survey and pop up events. 
Throughout the current design process, there will be multiple opportunities for community 
members to provide input and learn about the project: 

 Prior to 35% Design 
o Community Meeting (held on November 16) 
o Parks and Rec Commission Meeting (December 6) 
o City Council Meeting (January 11) 

 Prior to 65% Design (Spring 2022, dates TBD) 
o Community Meeting 
o Parks and Rec Commission Meeting 
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 Prior to 100% Design (Late Fall 2022, dates TBD) 
o Parks and Rec Commission Meeting 
o City Council Meeting 

 
Timeline 

 August 2021 – Begin design process 

 December 2022 – Complete 100% design and release RFP for construction 

 Spring/Early Summer 2023 – Award contract for construction 

 Summer 2023 – Begin construction 
 
STRATEGIC PLAN 
This recommendation is consistent with a number of Council Strategic Goals, such as 03-
Infrastructure & Environment, for replacing aging park infrastructure and improving the 
environment and 05-Community Engagement & Well-Being, for enhancing recreational and 
exercise opportunities. 
 
FINANCIAL IMPACT 
The contract with Verde Design, Inc. for the design of this project is in the amount of 
$1,553,182, which includes the add alternate and optional services. Funding for the 
construction of the included elements will be provided by the City’s General Fund, City ARPA 
funds and various grant sources, included a $7 million allocation grant from the State of 
California. 
 
ALTERNATIVE ACTION 
None. 
 
ATTACHMENTS  
1. Presentation slides 
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Ramsay Park Renaissance
Planning Commission Meeting No.1 

January 18, 2022

LANDSCAPE ARCHITECTURE
CIVIL ENGINEERING

SPORT PLANNING & DESIGN
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Agenda 

▪ Welcome

• Project Introduction

▪ Project Milestones

• Process Schedule

▪ The Park Site

• Site Historic Background

• Approved Master Plan

▪ Community Workshop #1 Survey Results

▪ Project Program

• Overall Site Plan

• Focus Areas

▪ Play Options

▪ Next Steps

2

Ramsay Park Renaissance
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Process Schedule

September 2021 
November 2021 
December 6
January 2022

January 2022 March 

2022 March 2022

April 2022 

June 2022 

June 2022

July 2022 

September 2022 
October 2022 
Spring 2023
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Ramsay Park Renaissance

• Project Milestones
• Start 30% Construction Package

• Community Workshop No. 1

• Parks and Recreation Meeting No. 1
• Council Presentation No. 1

• Planning Commission No. 1

• 65% Construction Package

• Community Workshop No. 2

• PRC Meeting No. 2

• Planning Commission No. 1

• 95% Construction Package

• Community Workshop No. 3

• PRC Meeting No. 3

• Council Presentation No. 3

• Final Documents

• Bidding

• Construction Start 
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Ramsay Park

4

Approved Master Plan - April 2019

Ramsay Park Renaissance
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Ramsay Park Phase I
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Watsonville Slough 
Connector Trail Project
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Ramsay Park Phase II
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Ramsay Park 
Renaissance Project
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Ramsay Park Phase III
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Ramsay Park
Exploration Center
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Exploration Center Concept Design
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Ramsay Park
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(E) Family Center

Basketball Court

(E) Skate Park

Multi Use Fields

(E) Soccer Central

Sotomayor Fields

Dog Play Area

Children’s Play Area

(E) Pump Track

Future Exploration Center

South Parking Lot

Stormwater Treatment

Ramsay Park Renaissance
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Sotomayor Fields
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Natural Turf

Adult Soccer Striping

Youth Soccer Striping

Football Striping

Hillside Spectator Seating

Ramsay Park Renaissance
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Multi-use Fields
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Synthetic Turf

Adult Soccer Striping (white)
Lacrosse Striping (blue)
Rugby Striping (red)

Softball with 300’ outfield

Ramsay Park Renaissance
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Play Areas
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Ramsay Park Renaissance

Large Dog
Play Zone

Small Dog
Play Zone2-5

Play Zone

Sensory
Play

Swing and 
Sway Zone

Climb and 
Slide Zone

Spin & 
Climb Zone

Play Tower

Picnic Area

Picnic Area
Arrival 
Zone
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2-5 Play Area
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Ramsay Park Renaissance
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Sensory Play Area
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Ramsay Park Renaissance
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Swing and Sway Zone

15

Ramsay Park Renaissance
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Spin and Climb Zone
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Ramsay Park Renaissance
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Climb and Slide Zone
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Ramsay Park Renaissance
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Dog Park

Ramsay Park Renaissance

Large Dog Play Zone
(10916 sf) 

Small Dog 
Play Zone
(4683 sf) 
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Existing Dog Parks 

19

Ramsay Park Renaissance

Franich Dog Park Polo Grounds Dog Park Chanticleer Park Morgan Hill 
Community Park

Park Name Location 
Total Square Footage 
Large Dog Area / Small Dog Area

Ramsay Park Watsonville
Total 15,599
10,916 SF / 4,683 SF

Franich Dog Park Watsonville 
Total 18,500 SF
14,000 SF / 4,500 SF

Polo Ground 
Dog Park 

Aptos 
Total 39,500 SF
34,000 SF / 5,500 SF

Chanticleer Park Santa Cruz
Total 14,000 SF
8,000 SF / 5,500 SF

Morgan Hill 
Community Park

Morgan Hill
Total 15,000 SF
9,000 SF / 6,000 SF

Large Dog Park Area

Polo Grounds Dog Park
Morgan Hill 
Community Park

Ramsay Park

Small Dog Park Area

Franich Dog Park Chanticleer Park
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Play Area

Multi Use Field

“…multi field is a good idea…soccer is really popular & we still 
get a softball field”

“Watsonville needs a world class baseball/ softball facility to 
help our youth compete without having to travel”

Sotomayor Soccer Field

“Access to being able to move goals for public would be nice”

“Hopefully soccer fields can host regional youth tournaments”

Dog Park

“It is great that there will be a designated park for dogs that is 
more central to the city”

“Thank you so much for including a large and small dog park in 
the design. It will be a great place for dogs and people to meet”

Play + Picnic Areas

“Having an updated playground will encourage community 
activities”

“The sensory garden is a great feature”

“I’ve always loved Ramsay especially the big slide don’t get rid
of it!”

Community Workshop No.1 Survey Results

Virtual Workshop

on-line participants

Survey participants

27

As a child’s caregiver at the play are 

which of the following features are you 
most interested in? 

102

20

General Comments

#1

#2

#3

27

31

20

Sports Fields

33

37

22

Top Three Categories
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Process Schedule

September 2021 
November 2021 
December 6
January 2022

January 2022 
March 2022 
March 2022

April 2022 
June 2022 
June 2022
July 2022 
September 2022 
October 2022 
Spring 2023

21

Ramsay Park Renaissance

• Project Milestones

• Start 30% Construction Package
• Community Workshop No. 1
• Parks and Recreation Meeting No. 1
• Council Presentation No. 1
• Planning Commission No. 1

• 65% Construction Package
• Community Workshop No. 2
• PRC Meeting No. 2
• Planning Commission No. 1

• 95% Construction Package
• Community Workshop No. 3
• PRC Meeting No. 3
• Council Presentation No. 3

• Final Documents
• Bidding
• Construction Start
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Next Steps  
Ramsay Park Renaissance

▪ Finalize 30% Documents

▪ Community Workshop No. 2 in March 2022 
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Thank You!
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          UNADOPTED MINUTES    4.A.
        

  1 

M I N U T E S 
 

REGULAR MEETING OF THE PLANNING COMMISSION 
OF THE CITY OF WATSONVILLE 

 
  
December 7, 2021 6:03 PM 
 
In accordance with City policy, all Planning Commission meetings are recorded on audio 
and video in their entirety and are available for review in the Community Development 
Department (CDD). These minutes are a brief summary of action taken. 
 
1. ROLL CALL 
 

Chair Veitch-Olson announced that Vice-Chair Dorantes Pulido was absent and 
recommended an excused absence 
  
Chair Jenni Veitch-Olson and Commissioners Ed Acosta, Gina Cole, Daniel Dodge, 
Anna Kammer, Lucy Rojas were present. Vice-Chair Veronica Dorantes-Pulido was 
absent.  
 
Staff members present were City Attorney Alan Smith, Community Development 
Director Suzi Merriam, Interim Assistant Police Chief Jorge Zamora, Principal 
Planner Justin Meek, Associate Planner Ivan Carmona, Associate Planner Sarah 
Wikle, City Interpreter Carlos Landaverry, City Interpreter Angelica Jauregui, 
Administrative Analyst Maria Elena Ortiz, and Executive Assistant Deborah Muniz.  

 
2. PLEDGE OF ALLEGIANCE 
 

Chair Veitch-Olson led the Pledge of Allegiance. 
 
3. PRESENTATIONS & ORAL COMMUNICATIONS 
 
A. ORAL COMMUNICATIONS FROM THE PUBLIC 
 

None 
 

B. ORAL COMMUNICATIONS FROM THE COMMISSION 
 
Commissioner Dodge stated a Redistricting Committee is proposing to split Santa 
Cruz County and the Salinas valley into different regions particular the state 
assembly and congressional district.  He urged the public to check the City’s website 
and to send in their comments. 
 
Commissioner Cole invited the public to attend Santa’s workshop on December 19 
from 11:00 am to 3:00 pm at the Veterans of Foreign War on Freedom Boulevard 
sponsored by the Watsonville Recreation Advocates.  The cost is $5.00 per child 
and adults are free. 
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Commissioner Cole thanked all the participants who have supported the Mayor’s 
bike ride during the past year. The Friends of the Parks and Recreation Department 
has been sponsoring and supporting a monthly Mayor’s bike ride and she hopes it 
will continue in the new year. 

   
4.  CONSENT AGENDA 
 
A. MOTION APPROVING MINUTES OF OCTOBER 11, 2021 AND NOVEMBER 2, 

2021 REGULAR MEETINGS 
 
MOTION: It was moved by Commissioner Dodge, seconded by Commissioner Cole, 
and carried by the following vote to approve the Consent Agenda: 
 

           AYES: COMMISSIONERS:   Acosta, Cole, Dodge, Kammer, Rojas, 
               Veitch-Olson 

           NOES: COMMISSIONERS:   None   
           ABSENT: COMMISSIONERS:   Dorantes-Pulido 
 
5. PUBLIC HEARINGS 
 
A. SPECIAL USE PERMIT WITH ENVIRONMENTAL REVIEW (PP2021-2533) TO 

ALLOW A SOCIAL SERVICE ORGANIZATION TO OPERATE IN A MODULAR 
BUILDING UNTIL MAY 31, 2023 LOCATED AT 680 WEST BEACH STREET 
(APN: 018-321-06)  

 
1) Staff Report  

 
Staff report was given by Associate Planner Carmona.  

 
2) Planning Commission Clarifying & Technical Questions 

 
None 

 
3) Applicant Presentation 

 
Applicant Heidi Boynton, newly appointed Executive Director for Jacob’s Heart, 
stated it is very important to continue the care they provide to the community at 
their location. They have provided services for 23 years and serve families in four 
counties.  They are well supported by the community. 

 

4) Planning Commission Clarifying & Technical Questions 
 

In answering Commissioner Dodge, Associate Planner Carmona confirmed that 
the applicant requested approval of the Special Use Permit until May 2023 and 
is included in the Conditions of Approval. 
 
In answering Commissioner Cole, Ms. Boynton replied there are 11 full time staff 
members and as an essential service provider they have been working in the 
office throughout the pandemic.  Due to the pandemic they are unable to provide 
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their full scope of services. At the present time there are 15 to 20 people at any 
given time.  

 
5) Public Hearing 

 
Chair Veitch-Olson opened the public hearing. 
 
Renee Skelton, president of the Freedom’s Lions Club, spoke in support of 
Jacob’s Heart.  She stated Jacob’s Heart has allowed them to operate their vision 
screenings in a small office of the building. 
 
In answering both Commissioner Cole and Commissioner Dodge, Director 
Merriam replied that staff was not aware of the office space used by the Freedom 
Lions Club and this issue will be reviewed by staff and handled separately.  The 
main use of the building is for Jacob’s Heart. 

 
Hearing no further comments, Chair Veitch-Olson closed the public hearing.  
 

6) Appropriate Motion (s) 
 

MAIN MOTION: It was moved by Commissioner Dodge, seconded by Acosta, to 
approve the following resolution:  

 
RESOLUTION NO. 19-21 (PC): 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE, CALIFORNIA, APPROVING A SPECIAL USE PERMIT 
(PP2021-2533) TO ALLOW JACOB’S HEART CHILDREN’S CANCER 
SUPPORT SERVICES, A NON-PROFIT CORPORATION TO OPERATE IN A 
MODULAR BUILDING UNTIL MAY 31, 2023 LOCATED AT 680 WEST BEACH 
STREET (APN: 018-321-06), WATSONVILLE, CALIFORNIA  
 

7) Deliberation 
 

None. 

 

8) Chair calls for a Vote on Motion (s) 
 
 AYES:  COMMISSIONERS:   Acosta, Cole, Dodge, Kammer, Rojas 
          Veitch-Olson 
 NOES:  COMMISSIONERS:   None 
 ABSENT:  COMMISSIONERS:   Dorantes-Pulido 
 
B. SPECIAL USE PERMIT (APPLICATION NO. 1949) TO ALLOW GROW CO. A 

LAWFULLY ESTABLISHED CANNABIS CULTIVATION FACILITY TO EXPAND 
ITS CULTIVATION OPERATIONS TO SUITES 1B AND 4 LOCATED AT 9 
HANGAR WAY SUITE 2 (APN: 015- 111-17) 
 
1) Staff Report 
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The staff report was given by Associate Planner Ivan Carmona. 
 

2) Planning Commission Clarifying & Technical Questions 
 

In answering Commissioner Dodge, Principal Planner Meek explained whenever 
you have an application you base it on the policies or regulations that are in place 
at the time. The approval of the housing project and rezoning located to the north 
of the facility had not yet occurred yet when the application for the cannabis 
facility was received.  
 
In answering Commissioner Rojas, Associate Planner Carmona stated the 
project met all the separation requirements per the Watsonville Municipal Code 
in 2016; however, with the changes to the Cannabis Ordinance in 2020 the site 
became nonconforming. The separation requirement is now from parcel line to 
the nearest wall of sensitive use instead of the path of travel. 
 
In answering Commissioner Rojas, Associate Planner Carmona replied only 
approval of the expansion of Suite 1B and Suite 4 is being requested by the 
applicant.  If the site met separation requirements the project would not require 
consideration by the Planning Commission; only approval by the Zoning 
Administrator by a minor modification. 
 
City Attorney Smith added all Use Permits run with the land unless there is a 
change of use or abandonment of use for a prescribed period of six months and 
some unique circumstances with the alcohol and cannabis process. 
 
In answering Commissioner Rojas, Associate Planner Carmona stated the Police 
Department is tasked with monitoring the cannabis facilities and report any 
nuisances to the Community Development Department.  The Police Department 
did not find any issues with the applicant and met all security standards. 
 
In answering Commissioner Cole, Associate Planner Carmona replied the 
reason for the location of the nursery is due to less odor and it will help with the 
cultivation process. 
 
Principal Planner Meek added that the plants grow in different stages in different 
areas. 

 
3) Applicant Presentation 

 
Bryce Berryessa, applicant, stated the residentials units are very close to the 
facility; however, on his side of the property there is a 6-foot-tall concrete wall 
which is 18 inches thick and it is 9 feet tall on the residential side.  The plants in 
the nursery are not sprayed with chemicals and have no odor.  They use an 
advanced HVAC and infiltration system to minimize odor and have not had any 
odor complaints.  They will not be coming back to the Planning Commission for 
further expansions since this expansion will maximize their space. 
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4) Planning Commission Clarifying & Technical Questions 
 
In answering Commissioner Cole, Mr. Berryessa replied that there are no issues 
with the other tenants. 
 
In answering Commissioner Dodge, Mr. Berryessa explained the process on how 
their HVAC and infiltration system minimizes odor. 
 
In answering Commissioner Rojas, Mr. Berryessa stated the ownership structure 
will not be changing and they will be self-funding the project.  The project will be 
done in two phases with the minimal amount of construction and to be operating 
soon. 

 
In answering Commissioner Rojas, Mr. Berryessa replied currently there are 
three full time employees and one part-time employee.  With additional cultivation 
they will need to hire additional employees with a maximum of eight full time 
employees.  

 
In answering Commissioner Rojas, Mr. Berryessa stated they donate 5% of their 
annual proceeds each year to various local organizations including Pajaro Valley 
soccer league and Jacob’s Heart. 
 

5) Public Hearing 
 

Chair Veitch-Olson opened the public hearing. 
 

Hearing no comment, Chair Veitch-Olson closed the public hearing.  
 

6) Appropriate Motion(s) 
 

MAIN MOTION: It was moved by Commissioner Kammer, seconded by Dodge, 
to approve the following resolution:  

 
RESOLUTION NO. 20-21 (PC): 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE, CALIFORNIA, APPROVING A CANNABIS SPECIAL USE 
PERMIT (APP. NO. 1949) TO ALLOW GROWCO, LLC., A LAWFULLY 
ESTABLISHED CANNABIS CULTIVATION FACILITY TO EXPAND ITS 
CULTIVATION OPERATIONS INTO SUITES 1B AND 4 LOCATED AT 9 
HANGAR WAY SUITE 2 (APN 015-111-17), WATSONVILLE, CALIFORNIA  

 
7) Deliberation 

 
None 
 

8) Chair Calls for a Vote on Motion(s) 
 

 AYES:  COMMISSIONERS:   Acosta, Cole, Dodge, Kammer, Rojas 
          Veitch-Olson 
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 NOES:  COMMISSIONERS:   None 
 ABSENT:  COMMISSIONERS:   Dorantes-Pulido 
 
C. SPECIAL USE PERMIT (APPLICATION NO. 1318) TO ALLOW THE 

ESTABLISHMENT OF AN ON-SALE BEER (TYPE 40 ABC LICENSE) UNDER 
NEW OWNERSHIP FOR AN EXISTING 1,425 SQUARE FOOT BAR WITH LIVE 
ENTERTAINMENT LOCATED AT 118 MAIN STREET (APN: 017-681-08) 
 
1) Staff Report 

 
The staff report was given by Associate Planner Sarah Wikle. 

 
2) Planning Commission Clarifying & Technical Questions 

 
In answering Commissioner Dodge, Interim Assistant Police Chief Zamora 
replied he is not certain how ABC is defining over concentrated areas.  This is 
not a new license and it is not located in a high crime area.  Twenty-five years 
ago, this was a high crime area but that is not the case today. 
 
In answering Commissioner Dodge, Interim Assistant Police Chief Zamora stated 
the difference is the City does not have the same type of criminal activity they 
experienced 10-15 years ago. 
 
In answering Commissioner Dodge, Associate Planner Wikle confirmed that the 
transfer of ownership has a time limit of 20 years. 
 
In answering Commissioner Rojas, Associate Planner Wikle replied the 
documents in Spanish in the packet were not translated into English.  Another 
department Planner who is bilingual assisted with the scoring and interview 
process with the applicant. 
 
In answering Commissioner Rojas, Director Merriam explained only certain items 
are translated such as meetings, notices to the public, public hearing notices but 
staff reports, application forms, etc. are not translated and the City does not have 
the ability to provide those services. 
 
In answering Commissioner Cole, Associate Planner Wikle replied she is not 
familiar with the population that resides at the boarding house located near the 
bar.  Separation requirements do not apply to this license since this is an existing 
license and just a transfer of ownership.   
 
In answering Commissioner Kammer, Associate Planner Wikle stated an 
entertainment permit is required for a one-time event; however, for ongoing 
events a yearly permit can be issued and entertainment permits are issued by 
the Police Department. 
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3) Applicant Presentation 
 
Juana Ortiz, applicant, stated the safety and security of the community is a 
priority and she will work with the neighbors to address any problems.  Both her 
and Jorge who will be the bar manager have worked together in a nightclub in 
San Jose for two years.    Jorge has a lot of experience and knowledge and his 
family has owned and operated various night clubs and bars.  They have already 
made some cosmetic improvements to the exterior of the building.   
 

4) Planning Commission Clarifying & Technical Questions 
 
In answering Commissioner Cole, Ms. Ortiz replied that her role with the other 
establishments she has worked at has been the administrative side of the 
business and Jorge has more experience in operations.   
 

5) Public Hearing 
 

Chair Veitch-Olson opened the public hearing. 
 

Hearing no comment, Chair Veitch-Olson closed the public hearing.  
 

6) Appropriate Motion(s) 
 

MAIN MOTION: It was moved by Commissioner Kammer, seconded by 
Commissioner Cole, to approve the following resolution:  

 
RESOLUTION NO. 21-21 (PC): 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE, CALIFORNIA, APPROVING A SPECIAL USE PERMIT 
(APPLICATION NO. 1318) TO ALLOW THE ESTABLISHMENT OF AN ON-
SALE BEER (TYPE 40) ABC LICENSE UNDER NEW OWNERSHIP FOR AN 
EXISTING 1,425± SQUARE FOOT BAR WITH LIVE ENTERTAINMENT (EL 
MALECON INC.) LOCATED AT 118 MAIN STREET (APN 017-681-08) 
WATSONVILLE, CALIFORNIA  

 
7) Deliberation 

 
Commissioner Dodge thanked the applicant for her presentation.  He expressed 
his concern regarding the historical problems that occurred with the previous 
establishments located in the same area. 
 
In answering Commissioner Dodge, Associate Planner Wikle replied that the 
maximum time frame an entertainment permit can be issued is a year; however, 
the time limit is at the digression of the Police Department.  The yearly permit is 
reviewed yearly and the applicant has to apply yearly. 
 
Chair Veitch-Olson thanked the applicant for all of the tenant improvements and 
commended them on their application score.  
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In answering Commissioner Cole, Associate Planner Wikle replied that the 
applicant has two years from the date the permit is approved to act on it. 
 
Director Merriam stated during the pandemic bars are allowed to be open and 
the applicant just needs to get a business license and that would begin their 
permit effectiveness.   
 

8) Chair Calls for a Vote on Motion(s) 
 
 AYES:  COMMISSIONERS:   Acosta, Cole, Dodge, Kammer, Rojas, 
          Veitch-Olson 
 NOES:  COMMISSIONERS:   None 
 ABSENT:  COMMISSIONERS:   Dorantes-Pulido 
 
6.  REPORT OF THE SECRETARY 
 
 Community Development Director Suzi Merriam gave her report. She announced 

that a building application for the construction of 50 residential units which includes 
20% affordable units was submitted for 558 Main Street.  Due to the holidays City 
offices will be closed to the public from December 23, 2021 through January 2, 2022.  
The City along with other local jurisdictions have been working on a request for 
proposal for a county-wide bike share program. They are in the final stages of 
selecting an operator. 

 
7. ADJOURNMENT  
 

Chair Veitch-Olson adjourned the meeting at 7:58 PM. The next Planning 
Commission meeting is scheduled for Tuesday, January 18, 2022, at 6:00 PM. 
 
 
 
 
________________________            ________________________________ 
    Suzi Merriam, Secretary    Jenni Veitch-Olson, Chair 
      Planning Commission       Planning Commission 
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Agenda Report 
 

 
MEETING DATE: Tuesday, January 18, 2022 
 

TO: PLANNING COMMISSION 
 

FROM: COMMUNITY DEVELOPMENT DIRECTOR MERRIAM 
   ASSOCIATE PLANNER IVAN CARMONA 
 

SUBJECT: SPECIAL USE PERMIT WITH DESIGN REVIEW AND 
ENVIRONMENTAL REVIEW (APPLICATION NO. 627) FOR AN 
AUTOMATED CAR WASH FOR EXISTING GAS STATION LOCATED 
AT 1455 FREEDOM BLVD (APN: 016-061-06) 

 
 
RECOMMENDED ACTION: 
Staff recommends that the Planning Commission adopt a resolution recommending that the 
Planning Commission approve the project to allow construction of a new 1,600± square foot 
automated drive-thru mechanical car wash in an existing gas station with mini-mart located at 
1455 Freedom Boulevard (APN 016-061-06). The recommendations are based on the findings 
attached to the Resolution as Exhibit A and subject to the conditions of approval attached to 
the Resolution as Exhibits B, and C. 
 

BASIC PROJECT DATA 
Application No.: 627 
Location: 1455 Freedom Blvd 
APN: 016-061-06 
Lot Size: 0.52± acres (22,956± square feet) 
General Plan: General Commercial (CG) 
Zoning: Neighborhood Shopping Center (CNS) 
Surrounding General Plan/Zoning: Public/Quasi Public (P/QP) in the Institutional (N) Zoning 
District to the north, General Commercial (CG) in the CNS Zoning District to the west, east, 
and south. 
Existing Use: 2,363± square foot mini-mart with fueling stations 
Proposed Use: same use with new self-automated 1,600± square foot drive thru car wash 
Surrounding Uses: Various commercial uses to the south, west and east. Institutional uses 
to the north east 
Flood Zone: N/A 
Applicant: Brenda Ramirez, CVEAS, Inc. 2511 Logan Street, Selma, CA 93662 
Property Owner: Shashi Sharma, Watsonville Petroleum, 82 N. Main Street, Milpitas, CA 
95035 
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BACKGROUND 

According to the Santa Cruz County Assessor’s Office, in 1968 the parcel was developed 
with a 2,363± square foot gas station containing two pump islands including four fueling 
stations. 
 
On December 30, 1986, the City of Watsonville Community Development Department issued 
an Administrative Use Permit (U-71-86) to allow a mini-mart with an ABC Type 20 License 
for off-sale beer and wine sales in conjunction with an existing gas station located at 1455 
Freedom Blvd (APN: 016-061-06). 
 
On January 29, 2003, the City of Watsonville Community Development Department issued 
a no fee Special Use Permit (PP2002-232) to allow a change of ownership of an existing gas 
station with mini-mart operating an ABC Type 20 license for off-sale beer and wine sales 
located at 1455 Freedom Blvd (APN: 016-061-06). 
 
On August 28, 2005, the City of Watsonville Community Development Department issued a 
Special Use permit (PP2005-309) for a change of ownership of an existing gas station with 
mini-mart operating an ABC Type 20 license located at 1455 Freedom Blvd (APN: 016-061-
06). 
 
On February 13, 2013, the City of Watsonville Community Development Department issued 
a Special Use Permit (PP2013-3) for a change of ownership of an existing gas station with 
mini-mart operating an ABC Type 20 license located at 1455 Freedom Blvd (APN: 016-061-
06). 
 
On April 2, 2013, the City of Watsonville Planning Commission approved a Special Use 
Permit with Design Review (PP2013-31) for the construction of a 1,097± square foot addition 
to an existing gas station for expanding a convenience store operating an ABC Type 20 
license located at 1455 Freedom Blvd (APN: 016-061-06). 
 
On May 6, 2014, the City of Watsonville Planning Commission approved a Special Use 
Permit with Design Review (PP2014-46) for the construction of a 1,640± square foot car 
wash to an existing gas station with mini-mart located at 1455 Freedom Blvd (APN: 016-061-
06). The applicant/property owner had two years to finalize the Planning Commission’s 
approval with issuance of a building permit. No building permit was issued for the approved 
project and, therefore, the approval expired on May 6, 2016. 
 
On September 9, 2020, Brenda Ramirez, on behalf of Shashi Sharma, property owner, 
submitted a Special Use Permit with Design Review and Environmental Review (Application 
No. 627) for a proposed 1,600± square foot automated drive thru mechanical car wash in an 
existing gas station with mini-mart operating an ABC Type 20 License located at 1455 
Freedom Blvd (APN: 016-061-06). 
 
Staff determined that the property at 1455 Freedom Blvd (APN: 016-061-06) is located within 
the Neighborhood Shopping Center (CNS) Zoning District. The CNS zoning district does not 
allow automated mechanical drive-thru carwashes. The Planning Commission approval of 
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Special Use Permit with Design Review (PP2014-46) for the construction of a 1,640± square 
foot automated mechanical drive-thru car wash to an existing gas station with mini-mart 
located at 1455 Freedom Blvd was approved in error. As the CNS zoning district does not 
allow automated drive-thru car washes, in order to move the project forward, a zoning code 
text amendment is required for the CNS zoning district. 
 
On September 7, 2021, the City of Watsonville Planning Commission adopted Resolution 
No. 12-21 (PC) recommending that the City Council adopt an ordinance amending section 
14-16.1403 (Conditional Uses Table) of the Watsonville Municipal Code to allow mechanical 
car washes (GLU 6341) as conditionally permitted use in the Neighborhood Shopping Center 
Zoning District. 
 
On October 26, 2021, the City of Watsonville City Council adopted Ordinance No.  amending 
Section 14-16.1403 (Conditional Uses Table) of the Watsonville Municipal Code to allow 
mechanical car washes (DLU 6341) as conditionally permitted uses in the Neighborhood 
Shopping Center Zoning District. 
 
PROCESS 

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 a Design Review.  WMC § 14-12.400.  No Building Permit shall 
be issued for a development subject to a 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 additional design elements to ensure an 
overall harmonious design to minimize adverse effects of the proposed development on 
adjacent properties. 
 
Special Use Permit 

Pursuant to WMC Section 14-16.1403(b), establishment of an automated mechanical drive-
thru carwash is subject to a Special Use Permit approved by the Planning Commission. 
 
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 
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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 so that decision-makers will have full information upon which to 
base their decision.  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 with Design Review (App. No. 627) 
is adjudicative, sometimes referred to as quasi-judicial. The Planning 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 (e.g., general plan amendments). Adjudicative (or “quasi-
judicial”) decisions, on the other hand, apply already adopted policies or standards to 
individual 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  Legislative decisions, however, need not be accompanied by findings unless a 
State law or City ordinance requires them.  
 
The decision before the Planning Commission—a Special Use Permit with Design Review—
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 Call App 5th 
963 
 
If the Planning Commission’s decision is appealed, the City Council would consider whether 
the action taken by the Zoning Administrator 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 

                                                 
1 WMC § 14-12.500 
2 WMC § 14-12.501 
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. 
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and was inconsistent with the intent of the Zoning District regulations that regulate the 
proposed action.  WMC § 14-10.1106 
 
DISCUSSION 

Existing Site 

The 0.52±-acre parcel is developed with a 2,363± square foot mini-mart with gas station 
containing two pump islands including four fueling stations under a 1,215± square foot canopy. 
The gas station and mini-mart are operated by 7-Eleven and 76 Gas Station. Adjacent to the 
parcel is an existing shopping center providing groceries, restaurants, and an array of 
commercial uses. The parcel is located at the intersection of Freedom Blvd and Alta Vista 
Avenue. Freedom Blvd is identified as one of the seven major arterials4 in the Watsonville 2005 
General Plan. Access to the parcel is derived off one 35±-foot wide driveway approach of Alta 
Vista Avenue. Two more 30-foot wide driveway approaches are derived off Freedom Blvd. The 
parcel also has a fourth access onto the adjacent Alta Vista Shopping Center. Figure 1 
identifies the parcel and surrounding uses. 
 

 
FIGURE 1. Aerial Photograph of Project Site and Surrounding Uses 
Source: Google Earth, 2021 
 

                                                 
4 Major Arterial: A relatively high speed, long distance surface street designed to move large volumes of traffic 
across the urbanized area and to provide access to the freeway. 

Alta Vista 

Shopping Center 

APN: 016-061-09 

Project Site 

APN: 016-061-06 
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Proposed Project 

The project proposes construction of a 1,600± square foot detached automated drive-thru 
car wash on an existing gas station with a 2,363± square foot mini-mart. As shown on the 
site plan (Attachment 1, sheet A1.1), the proposed drive-thru car wash would provide the 
following associated site improvements:  
 

 3,466± square feet of new landscaping 

 New 42-inch wrought iron fencing 

 New trash enclosure 

 Accessible path from public right-of-way to mini-mart 

 Fire sprinklers 

 New car wash water reclamation system 

 Driveway approach abandonment at Alta Vista Ave  
 
Special Use Permit with Design Review 
When considering applications for Special Use Permit with Design Review, the Planning 
Commission shall evaluate the impact of the project on and its compatibility with surrounding 
properties and neighborhoods to ensure the appropriateness of the project at a particular 
location.  This includes being able to make the finding that the proposed project is consistent 
with policies of the General Plan.     
 
General Plan 

Land designated General Commercial (CG) in the City of Watsonville’s 2005 General Plan 
allows for a variety of commercial related uses, including retail sales; personal, professional, 
financial, business and medical offices and services; entertainment; lodging; restaurants and 
automobile sales intended to serve the needs of the community and the surrounding region. 
Intensities in these areas shall not exceed a Floor Area Ration (FAR) of 0.45.  
 
The project is proposing a 1,600± square foot automated drive thru mechanical car wash in 
an existing gas station with a 2,363± square foot mini-mart and 1,215± fueling station canopy.  
The FAR for the proposed project is 0.235. 
 
The proposed project is also consistent with the following General Plan goals, policies and 
implementation measures: 
 

 Goal 4.3 – Commercia 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. 

 

                                                 
5 Floor Area Ratio Calculation: building area ÷ lot area = FAR (5,178 SF ÷ 22,956 SF = 0.23 
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 Implementation Measure 4.C.2 – Neighborhood Commercial Land Use. The City 
shall designate an appropriate amount of land for neighborhood commercial services 
to meet the daily shopping needs of surrounding residential populations. 

 
The project proposes construction of a new 1,600± square foot automated drive thru 
mechanical car wash in an existing gas station with a 2,363± square foot mini-mart. The new 
car wash would complement the existing gas station with mini-mart and shopping center by 
providing a convenient location for residents to patronize. The car wash would also serve the 
surrounding neighborhoods as the parcel is located on Freedom Blvd, a major arterial road, 
that can sustain high volumes of traffic. 
 
Zoning 

The purpose of the Neighborhood Shopping Center (CNS) Zoning District is to establish 
regulatory controls on commercial shopping center complexes located outside the central 
business district of the City; and to provide predominantly commercial retail with limited 
service and amusement uses on a common parcel, or a combination of adjacent parcels with 
common access for the public to be located on major streets and arterials. WMC § 14-
16.1400 
 
The proposed project to construct a 1,600± square foot automated drive-thru mechanical car 
wash is a conditionally permitted use within the CNS Zoning District, requiring approval of a 
Special Use Permit by the Planning Commission.  
 
Conformity with Zoning District Regulations 

The project, as conditioned, is also consistent with all development regulations for the 
proposed 1,600± square foot automated drive thru mechanical car wash in the CNS Zoning 
District. 
 
Parking. Pursuant to WMC Section 14-17.801(e), a gas station with minimart requires one 
space per each 200 square feet of floor area. As shown on the site plan (Attachment 1, sheet 
A1.1), the minimart is 2,363± square feet in size, requiring 12 parking spaces6. The site plan 
shows that 13 total parking spaces are provided on-site. Four parking spaces are provided 
adjacent to the car wash exit, one ADA space is provided to the north west of the minimart, 
and the remaining 8 spaces are provided under the 1,215± square foot fuel canopy. The 
proposed carwash is ancillary to the existing mini mart with service station, therefore no extra 
parking spaces are required. Also, the automatic carwash allows stacking of four vehicles, 
which serve the carwash. 
 
Circulation and Access. The proposed project includes two driveway access points, both 
off Freedom Blvd. A third driveway approach off Alta Vista Ave would be closed off and 
replaced with a sidewalk, curb, gutter, and landscaping strip. This would allow stacking and 
queuing of vehicles for the car wash and would provide better circulation. From the two 
driveway access points off Freedom Blvd, vehicles would traverse the site into the fueling 
stations or the car wash in a counter-clockwise pattern, entering the carwash on the 

                                                 
6 Parking calculation: size of minimart ÷ 200 SF = (2363 ÷ 200 = 11.8 parking spaces) 
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northeastern side of the site and exiting on the southeastern side of the site. Pedestrian 
access is provided via sidewalks and walkways connecting all the existing on-site buildings 
and off-site sidewalk along Alta Vista Ave. Additionally, the circulation throughout the site is 
designed to minimize conflicts with bicyclists, pedestrians, and other motorists. A Traffic 
Impact Study (Attachment 2) was prepared by Vang Inc. Consulting Engineers to determine 
whether the proposed carwash could have any significant impacts on the transportation 
network. The study found that the car wash would not have a significant impact on the 
surrounding transportation network, and should be approved with fulfillment of the following 
mitigation measures: 
 

 It is recommended the east bound left turn lane on Alta Vista Ave be extended to 
provide for 130 Feet of storage with a 60 FT bay taper. 
 

 Provide adequate wayfinding, signage, and illumination on-site to optimize safety and 
to reduce conflicts among delivery trucks, motorist, cyclists, and pedestrians. 
 

 Provide on-site bike racks/bike lockers and pedestrian accessibility to all proposed 
buildings and offsite sidewalk. 
 

 The project shall pay its fair share of the City-wide traffic impact fee. 
 

 The City shall continue to monitor traffic operations at Freedom Blvd and Alta Vista 
Ave intersection. 
 

These mitigation measures are included as conditions of approval. The project is also 
conditioned to require an encroachment permit for all proposed work in the public right-of-
way. As conditioned, the project meets all WMC regulations related to circulation and access. 
 
Setbacks. The CNS Development Standards regulate setbacks for projects proposed in the 
CNS Zoning District. The CNS Zoning District standards allow construction of commercial 
buildings with no setbacks, when the property is abutting another commercial property. As 
shown on the site plan (Attachment 1, sheet A1.1) the new car wash has the following 
setbacks: 
 
TABLE 1 CNS Setback Standards 

Setbacks CNS 
setbacks 

Project 
setbacks 

Front 15 FT 118 FT 

Rear 0 FT 10 FT 

Sides 0 FT 35 FT 
and  
30 FT 

Buildings 6 FT 6 FT 

 
Building Height. The CNS Zoning District allows a maximum height of 35 feet for buildings. 
As shown on the plans (Attachment 1, sheet A2.0), the proposed automated drive thru car 
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wash building height is 20± Feet. As such, the proposed building height meets the building 
height standards for the CNS Zoning District. 
 
Landscaping. The CNS Zoning District landscaping standards is dependent on location of 
buildings to each other and to the parking lot arrangement. The landscaping areas are 
required to promote visual aesthetic appeal and to maintain environmental balance. As 
shown on the landscaping plans (Attachment 1, sheet L1.0), 3,466± square feet of 
landscaping are proposed for the project site. Totaling 15 percent of the site. The proposed 
landscaping would border the property line along the sidewalk adjacent to Alta Vista Ave and 
the adjacent shopping center screening the proposed car wash from public view. 
 
The proposed Planting Plan provides a preliminary list and depicts location of trees and 
shrubs. The proposed plantings include an appropriate mix of drought-tolerant species 
suitable for the Central Coast region. A complete list is provided in Table 2. 
 
TABLE 2 Preliminary Plan List 

Latin Name Common Name Size Quantity 

Prunus Bureiana Flowering Plum 15 gal 5 

Chitalpa 
Tashkeniensis 

Pink Dawn 15 gal 2 

Ceroc Occidentalis Wester Redbud 15 gal 6 

Lavandula 
Angustifolia 

English Lavander 5 gal 6 

Kniphofia Uvalia Red Hot Poker 1 gal 24 

Dietes Bicolor Fortnight Lily 1 gal 18 

Callistemon 
Viminanalis 

Little John 
Bottlebrush 

5 gal 24 

Lantana 
Montevidensis 

Purple Tailing 
Lantana 

5 gal 9 

Rhaphiolepis 
Umbellata  

Veddo Hawthorn 5 gal 9 

Salvia Allen 
Chickering 

Sage 5 gal 5 

Baccharis Pilularis Dwarf Coyote Brush 5 gal 25 

Morea Irridioides Fortnight Lily 1 gal 8 
Source: CVEAS Plans Sheet L1.0 

 
A project Condition of Approval requires the applicant to submit a final Landscape and 
Irrigation Plan for review and approval by the Community Development Department prior to 
issuance of a building permit. The Landscape Plan shall be in substantial compliance with 
the Planting Plan (Attachment 1, sheet L1.0). All plantings are required to be drought tolerant, 
all trees are required to be 24-inch box specimens, and a minimum of 25 percent of all shrub 
material shall have a minimum 5-gallon container size. In addition, the project has been 
conditioned to provide an automated, low-flow irrigation system (e.g. drip irrigation system) 
for all landscape areas, which requires programming for night and early morning hours in 
order to minimize evaporation. 

Page 45 of 152



Page 10 of 14 

 
1/13/2022 3:43:07 PM 
C:\Program Files\eSCRIBE\TEMP\1543495659\1543495659,,,1455 Freedom Blvd - Staff Report - Carwash.docx 

 

 
Fencing. The CNS Zoning District standards requires perimeter fencing compatible with the 
architectural style of the project. As shown in the plans (Attachment 1, sheet A1.1-A1.3) a 
42-inch tall wrought iron fence is proposed enclosing the project site, except for the frontage 
adjacent to Freedom Blvd. A project Condition of Approval requires the applicant to submit 
for a Fence Permit to the Community Development Department prior to issuance of a building 
permit. 
 
Elevations, Colors and Materials. The Plan Set includes elevations and renderings for the 
proposed car wash (Attachment 1, sheet A2.0). The proposed architectural design is 
compatible with an automated mechanical car wash setting. It has a modern look, with some 
façade articulation with colors to create visual interest. Proposed materials include concrete 
with a stucco finish. 
 
Trash Enclosure. The project is conditioned to meet WMC Section 6-3.610 which requires 
any development to include adequate, accessible, and convenient areas for collecting, 
storing, and loading solid waste or recyclable materials. The trash enclosure would be 
designed and constructed under current City Public Improvement Standards. 
 
Lighting/Visual Impact. Nighttime illumination has the potential to change ambient lighting 
conditions that creates 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 CNS Zoning District recommends illumination for the parking lot areas and pedestrian 
walkways throughout the project site. The proposed project did not submit a photometric 
plan, however, in order to make the finding that the project would not create a visual nuisance 
or hazard, all lighting must be designed for specific tasks (e.g. illuminating parking, paths, 
and entries). The project is conditioned to submit a Site Photometric Plan to show the location 
of proposed lighting and the amount of light, measured in foot-candles (fc), on the ground 
surface. Proposed lighting may take the form of pole or wall-mounted fixtures and shall be 
installed at intervals and heights to ensure adequate lighting of the parking lot and car wash. 
The Lighting Photometric Plan shall also demonstrate that proposed lighting would not create 
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a significant source of spillover light onto adjacent properties or a glare nuisance to motorist 
on public streets. 
 
Drainage. In 2014, the City adopted Ordinance No. 1299-14 (CM), amending WMC Section 
6-3.535 to require that Resolution No. 4-14 (CM) be implemented for all applicable new 
development and redevelopment construction projects. Resolution No. 4-14 (CM) provides 
post-construction stormwater management requirements (PCRs) for applicable projects. The 
primary objective of the 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 primarily 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.  
 
The proposed project would create 1,600± square feet of new impervious surface area. The 
proposed project is not considered a regulated project as the new development is creating 
less than 2,500 square feet of new impervious surface. Table 3 provides a summary of the 
PCR tiers and their associated performance requirements for stormwater management and 
treatment. 
 
The project is conditioned to provide erosion control measures and Best Management 
Practices (BMPs) at time of construction. The car wash would also provide the best water 
efficient recycling system.  Any wastewater generated from pre-washing of vehicles is 
prohibited from discharging to the valley gutter that’s connected to the storm drain. Prior to 
submittal of a building permit, the project is conditioned to revise the plans to show the detail, 
size, and location of the clarifiers needed for the pretreatment of the car wash wastewater 
prior to discharge to the City sewer. A utility easement is also required with the adjacent APN 
016-061-10 to allow connection to the existing storm drain located in the public right-of-way. 
 
TABLE 3 Summary of City of Watsonville Post-Construction Requirements 

PCR Tier Requirements 

Tier 1 Performance Requirement 1 – Site Design & Runoff Reduction 

Projects that create or replace 2,500 
square feet 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 
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PCR Tier Requirements 

Projects, except detached single-family 
homes, with 5,000 square feet or more of 
net impervious surface*. 

(Detached single-family home projects with 
15,000 square feet or more of net 
impervious surface*.) 

 

Tier 1 performance requirements, plus: 

 Treat stormwater runoff using one or more on-site 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 
square feet or more of impervious surface. 

(Detached single-family home projects with 
15,000 square feet 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 on-figure site 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 
square feet 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. 

 

 
Engineering staff reviewed the projects proposed stormwater management plans and found 
them to be consistent with the post construction storm water requirements. 
 
Automated Mechanical Car Wash. The WMC establishes criteria and standards for 
automated mechanical car washes (Attachment 3). Those standards require a design 
appropriate for the site and surrounding traffic patterns and activities for the area. Sufficient 
space is required to provide service vehicles efficiently, to meet on-site parking and 
maneuvering needs, and to ensure safe movement of vehicles and pedestrians on and 
around the site. The minimum parcel size to establish an automated mechanical car wash is 
10,000 square feet, plus 4,000 square feet for each 2 gasoline pumps, plus 7,000 square 
feet for each additional gasoline pump. The gas station with mini-mart contains two pump 
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islands with four fueling stations. Using the above standard, a lot size of 18,000 square feet 
is required to develop an automated mechanical car wash. The parcel size is 22,956± square 
feet, meeting the minimum lot size standard for automated mechanical car washes. 
 
The proposed 1,600± square foot automated mechanical car wash is developed on a parcel 
providing on-site parking, drainage is maintained on-site, sufficient space allows 
maneuvering for vehicles, landscaping screens the car wash from public view and decorative 
fencing is provided enclosing the parcel from the adjacent shopping center. As conditioned, 
the project meets the automated mechanical car wash standards. 
 
Environmental Review 

Traffic 

A Traffic Study was prepared by Vang Inc. Consulting Services that indicates the project 
would not result in a significant increase in traffic (Attachment 2). The study forecasts that 
the project would generate 0 net new weekday trips, 0 net new AM peak hour trips, and 79 
net new PM peak hours trips. The existing gas station and convenience store vehicle trips 
are already on the roadway and therefore is included in the traffic counts. Net new vehicle 
trips are those trips that are actually added to the transportation network by the development.  
Only the proposed carwash would generate new traffic/project trips. Therefore, no new traffic 
related impacts would result from project implementation. 
 
Categorical Exemption 

A Categorical Exemption has been prepared for the construction of a 1,600± square foot 
automated mechanical drive thru car wash on a 0.52± acre site in an urbanized area, 
because it can be seen with certainty that there is no possibility that the project would have 
a significant effect on the environment. CEQA Guidelines § 15061(b)(3). In addition, this 
project is eligible for a Class 3 Categorical Exemption, pursuant to Section 15303 of the State 
CEQA Guidelines, as the project involves the construction of a small structure on a site in an 
urbanized area where all necessary public services and facilities are available and the 
surrounding area is not environmentally sensitive. 
 
PLANNING COMMISSION RECOMMENDED ACTION 

The proposed project is located on a 0.52± acre parcel within the CNS zoning district 
surrounded by commercial uses. Landscaping would be installed adjacent to the car wash, 
providing screening and enhancing the appearance of the site. The building’s architectural 
design is compatible with a car wash and gas station setting. Fencing is provided 
separating the project site from the adjacent shopping center. The project meets the 
requirements of the Watsonville Municipal Code, as conditioned, and would not cause 
material damage to other properties in the vicinity. Therefore, staff recommends that the 
Planning Commission adopt a resolution approving the Special Use Permit with Design 
Review and Environmental Review (Application No. 627) to allow construction of a 1,600 
square foot automated mechanical car wash for an existing gas station with mini-mart 
located at 1455 Freedom Blvd, based on the attached findings and conditions.  
 
 ATTACHMENTS  
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1. Watsonville Car Wash Building Plans (received September 9, 2020, revised April 2, 
2021, and revised again on May 25, 2021) 

2. Traffic Impact Study – (Dated April 1, 2021 – prepared by Vang Inc. Consulting 
Engineers 

3. Automobile Mechanical Wash Criteria and Standards 
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1 

1.0 Summary 
 
Vang Inc. Consulting Engineers prepared the Transportation Impact Study for the Gas Station and 
Carwash development located at 1455 Freedom Blvd to examine the impacts of the development on the 
surrounding transportation network. The development is located on a 0.527-acre parcel located at 1455 
Freedom Blvd in Watsonville, California. The project site is zoned Neighborhood Shopping Center 
(CNS), with a General Plan Land Use Designation of General Commercial. The site is bordered by Alta 
Vista Avenue to the north, Freedom Blvd to the east, and existing commercial chopping center to south 
and west. The project consists of an existing convenience market and gas station with eight vehicle-
fueling positions. The Developer proposes to construct an automated/self serve car wash with one tunnel.  
 
The City of Watsonville has identified the following intersections for Level of Service and Queuing 
analysis: 
 

1. Freedom Blvd/Alta Vista Avenue 
2. Existing driveway on Atla Vista Avenue 
3. Existing driveway on Freedom Blvd 

 
The intersection Level of Service (LOS) analysis will be performed for the above intersections, based on 
the 2010 Highway Capacity Manual (HCM). The scenarios to be evaluated based on Caltrans TIS 
Guidelines. 
 

A. Existing   
B. Existing Plus Project 

 
Traffic counts were conducted on Wednesday, December 9, 2020 (for detailed traffic count data refer to 
Appendix A). Traffic Counts were collected for the intersection Freedom Blvd/Alta Vista Avenue.  
 
Table 1 shows the intersection Level of Service (LOS) based on Highway Capacity Manual (HCM) 6th 
Edition methodologies. 
 

Table 1: Intersection Level of Service 

Intersection Time 
Period Existing Existing Plus 

Project  

1: Freedom Blvd/ Alta Vista Ave AM 
PM 

A (8.3) 
B (16.3) 

 

B (19.9) 

2: Alta Vista/ Driveway A AM 
PM 

A(8.9) 
A (9.8) 

 
A (9.9) 

3: Freedom Blvd/ Driveway B AM 
PM 

B (10.4)- 
B(12.9) 

 
B (13.2) 

LOS (Delay: Seconds Per Vehicle) 
Overall intersection (Signalized1 & TWSC2) | Worst Movement (TWSC3) 
Bold Indicates un-acceptable LOS (Level of Service) 
Sources: Synchro 10, Highway Capacity Manual (6th Edition) 
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Table 2 shows the 95th percentile queue lengths based on HCM 6th Edition methodologies. 
 

Table 2 : Queuing 

 Existing Storage  
Length (ft) 

Queuing Queuing 
AM PM  PM 

   Existing Existing Plus 
Project 

1: Freedom Blvd/ Alta Vista Ave  NBL 200 59 106  118 
EBL 60 55 111  133 

2: Alta Vista/ Driveway A NBR 50 0 0  0 
3: Freedom Blvd/ Driveway B EBR 50 3 3  4 

95th Percentile Queue Length in Feet 
Source: Synchro 10 
Bold  95th percentile volume exceeds capacity  
# queue length may be longer  
m Volume for 95th percentile is metered by upstream signal 
* represents very long storage length (typically greater than 500 feet) 
Free – Channelized Free right turn lane 

 
Existing: 
 
All intersections currently operate at an acceptable Level of Service D or better, refer to Table 1 for 
summary of intersection LOS. Storage is adequate to accommodate the existing queues, except the 
eastbound left turn lane on Alta Vista Ave during the PM peak hour, as shown in Table 2. It is 
recommended the EBL turn lane on Alta Vista Ave be extended to provide for 130 feet of storage with a 
60’ bay taper. 
 
Existing Plus Project: 
 
Table 3 shows the vehicle trip generation based on the Institute of Transportation Engineers (ITE) Trip 
Generation Tenth Edition (2017) rates for the proposed car wash. With these project trips added to the 
existing volumes all intersections would operate at an acceptable Level of Service D or better, refer to 
Table 1 for summary of intersection LOS.  
 
Storage is adequate to accommodate the existing queues, except the eastbound left turn lane on Alta Vista 
Ave during the PM peak hour, as shown in Table 2. It is recommended the EBL turn lane on Alta Vista 
Ave be extended to provide for 130 feet of storage with a 60’ bay taper.  
 

Table 3 : Project Trip Generation 

Land Use ITE 
Code Quantity Weekday Peak 

Hour Enter Exit Total 

Car wash Automated 948 1 0 AM 0 0 0 
PM 39 39 78 

Total Net New Trips  0 AM 0 0 0 
PM 39 39 78 

AM and PM Peak Hour Rates are peak hours of adjacent street traffic for AM (7:00-9:00) and PM (4:00-6:00) 
KSF: 1000 square feet of gross floor area 
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Mitigation Measures: 
 
The development would not have a significant impact on the surrounding transportation network, and 
should be approved as proposed pending fulfillment of the following mitigation measures:  
 

1. It is recommended the EBL turn lane on Alta Vista Ave be extended to provide for 130 feet of 
storage with a 60’ bay taper. 

2. Provide adequate wayfinding, signage, and illumination on-site to optimize safety and to reduce 
conflicts among delivery trucks, motorists, cyclists, and pedestrians. 

3. Provide onsite bike racks/bike lockers and pedestrian accessibility to all proposed buildings and 
offsite sidewalk. 

4. The project shall pay its fair share of the City-wide traffic impact fee. 
5. The City shall continue to monitor traffic operations at Freedom Blvd/Alta Vista Avenue. 
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2.0 Introduction 
 
This transportation impact report presents the results of a transportation impact study for the proposed car 
wash located at 1455 Freedom Blvd in Watsonville, California. The project consists o The project 
consists of an existing convenience market and gas station with eight vehicle-fueling positions. The 
Developer proposes to construct an automated/self serve car wash with one tunnel. This report is prepared 
according to the Caltrans “Guide for the preparation of Traffic Impact Studies” (December 2002). The 
study examines the development’s impacts on the surrounding transportation network. The City of 
Watsonville is the lead agency under the California Environmental Quality Act (CEQA). 
 
2.1  Scope 
 
Per correspondence with the City of Watsonville, the following intersections were identified for Level of 
Service and Queuing analysis: 
 

1. Freedom Blvd/Alta Vista Avenue 
2. Existing driveway on Atla Vista Avenue 
3. Existing driveway on Freedom Blvd 

 
The following study scenarios were identified pursuant to the Caltrans TIS Guidelines: 
 

A. Existing   
B. Existing Plus Project 

 
The City of Watsonville General Plan 2005 was adopted on May 24, 1994. Therefore, this document is 
used as the basis for the threshold for operational analysis. The proposed project is consistent with the 
land designation called in the 2005 General Plan. 
 
Senate Bill (SB) 743, signed in 2013, and codified in the (CEQA) Guidelines in January 2019, changes 
the way transportation impacts are analyzed in the CEQA process. Vehicle miles traveled (VMT) replaces 
auto delay and level of service (LOS) as the metric for transportation impact determination. SB 743 went 
into effect statewide on July 1, 2020. The Technical Advisory on Evaluating Transportation Impacts in 
CEQA, December 2018, provided by Office of Planning and Research, (TA), provides a guidance for 
screening thresholds for Land Use projects that should be expected to have less than significant impacts 
without conducting detailed VMT analysis. Small projects that generate or attract fewer than 110 trips per 
day generally may be assumed to cause a less-than significant transportation impact. Based on the 
projects trip generation as shown in Table 3 above, the project is expected to generate less than 110 trips 
per day. Therefore qualitative VMT analysis is not provided.  
 
Figure 1 is a Vicinity Map showing the locations of the site, the transportation network, and the study 
intersections.   
 
2.2  Level of Service Standards 
 
SB 743 and the new Office of Planning and Research (OPR) guidelines do not, however, require lead 
agencies to abandon LOS for purposes other than CEQA analysis. Some cities have LOS requirements in 
their general plans. In these jurisdictions, a project may need both a VMT analysis for CEQA purposes 
and an LOS analysis for purposes of establishing consistency with the general plan. 
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Level of Service (LOS) is a qualitative measure of transportation flow conditions and their perceptions by 
transportation system users. Vehicle LOS at intersections and along roadway segments is scaled from “A” 
(free flow) to “F” (congested, stop and go) according to the Transportation Research Board’s (TRB’s) 
Highway Capacity Manual 6th Edition.  
 
Specific Vehicle LOS characteristics are defined in terms of average vehicle delay (seconds per vehicle) 
for un-signalized and signalized intersections as follows:  
 

A (0-10.0 sec. for un-signalized and signalized) 
B (10.1–15.0 sec. for un-signalized, 10.0-20.0 sec. for signalized) 
C (15.1-25.0 sec. for un-signalized, 20.1-35.0 sec. for signalized) 
D (25.1-35.0 sec. for un-signalized, 35.1-55.0 sec. for signalized) 
E (35.1 to 50.0 sec. for un-signalized, 55.1-80.0 sec. for signalized) 
F (50.1+ sec. for un-signalized, 80.1+ sec. for signalized)  

 
The “Transportation and Circulation” element of the General Plan indicates the City’s goals are to 
maintain LOS D or better for motorized vehicles on all roadway segments and a LOS of D or better for 
motorized vehicles at all roadway intersections.  
 
2.3  Project Description 
 
The proposed project is on a 0.527-acre parcel located at 1455 Freedom Blvd in in Watsonville, 
California. The APN is 016-061-06. The project site is zoned Neighborhood Shopping Center (CNS), 
with a General Plan Land Use Designation of General Commercial. The site is bordered by Alta Vista 
Avenue to the north, Freedom Blvd to the east, and existing commercial chopping center to south and 
west.  
 
The project consists of an existing convenience market and gas station with eight vehicle-fueling 
positions. The Developer proposes to construct an automated/self serve car wash with one tunnel. Figure 
2 is a site plan layout showing the configuration of the site, the on-site access drive aisles and connections 
to the surrounding transportation network. The project has one existing access to the onto Alta Vista 
Avenue (Driveway A) and two existing accesses onto Freedom Blvd. The northerly driveway is identified 
as Driveway B, and the south southerly driveway is identified as Driveway C. Driveway C is an shared 
access with the adjacent Cabrillo Shopping Center, and is therefore not included in the analysis.  
 
The site access and on-site circulation system was reviewed and deemed safe and compliant with standard 
transportation planning practices. Motorists would be able to circulate both clockwise and 
counterclockwise around the fueling island, Convenience Store, and proposed car wash. Pedestrian access 
is provided by sidewalks and walkways connecting all the existing onsite buildings and offsite sidewalk 
along Alta Vista Ave. Additionally, the circulation throughout the site was designed to minimize conflicts 
with bicyclists, pedestrians, and other motorists. 
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3.0 Existing Conditions 
 
 3.1  Transportation Setting 
 
The project study area is in the central area of the City of Watsonville. This study area includes the 
primary roadways of Freedom Blvd and Alta Vista Avenue that comprise the study intersections.  
 
There are existing sidewalk facilities along Alta Vista Avenue and Freedom Blvd that will allow the 
nearby residents to access the project via the pedestrian facilities.  
 
Santa Cruz Metro is the primary transit service provider within the County of Santa Cruz, City of Santa 
Cruz, and City of Watsonville.  Santa Cruz Metro currently provides transit services in along Freedom 
Blvd with several routes, (69A, 71, and 79).  
 
General Plan Figure 10-1 identifies functional classifications for primary study area roadways. These 
roadways were also observed during field investigations. Roadway characteristics are as follows:  
 

Freedom Blvd is planned as a Minor Arterial roadway, with Class 2 bike lanes on both sides of 
the street. 
Alta Vista is planned as a local roadway. 

 
The following intersections to be analyzed were field verified. The following characteristics were noted: 
 

1 Freedom Blvd/Alta Vista is a three-legged signalized intersection with pedestrian crossing on 
the south side of Freedom Blvd only. 

 
Traffic counts were conducted on Wednesday, December 9, 2020 (for detailed traffic count data refer to 
Appendix A).  
 
Figure 4 shows the Existing Conditions including roadway and intersection lane configurations, roadway 
speed limits, and intersection controls for the study intersections. Figure 5 shows the Existing (2020) 
Traffic Volumes.  
 
3.2  Operational Analysis 
 
The operational analysis was conducted according to the Caltrans “Guide for the Preparation of Traffic 
Impact Studies” (December 2002) to evaluate compliance with City of Watsonville requirements. 
 
The Level of Service (LOS) for intersections (signalized, All Way Stop, and Two Way Stop) was 
analyzed using Synchro 10 based on Highway Capacity Manual 6th Edition methodologies. 
 

• Green Time, Yellow Time, and Flashing Don’t Walk time are based on CAMUTCD, Caltrans 
and City of Watsonville standards. 

• Green times and cycle lengths are optimized based on volumes.  
• Yellow times are based on CA MUTCD requirements based on posted speed.  
• Flashing Don’t Walk times are based on a walking speed of 3.5 feet per second and total distance 

from ramp to ramp. 
• Peak Hour Factor (PHF) is based on actual intersection counts.  
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All intersections currently operate at an acceptable Level of Service D, refer to Table 1 for summary of 
intersection LOS.  
 
3.3  Queuing Analysis 
 
A Queuing Analysis was conducted on Synchro based on 95th percentile queue lengths to assess the 
adequacy of the turn lane storage lengths. This analysis determines whether the turn storage lengths are 
adequate (turning movements) and gauges the ability for motorists to access these turn lanes from the 
through lanes (through movements). Shorter through queue lengths allow motorists to access the turn 
lanes and clear the intersection in fewer cycles.  
 
Storage is adequate to accommodate the existing queues, except the eastbound left turn lane on Alta Vista 
Ave during the PM peak hour, as shown in Table 2. It is recommended the EBL turn lane on Alta Vista 
Ave be extended to provide for 130 feet of storage with a 60’ bay taper. 
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4.0 Project Impacts  
 
4.1  Trip Generation 
 
The project generates primary. Primary trips are defined as vehicle trips that are generated for the primary 
purpose of using the development. These would mainly include employee, customer, service, and delivery 
trips made via the automobile. These would not include trips made by transit, bicycle, or on foot. These 
trips made by alternative transportation modes are initially expected to be relatively low due to the 
project’s location along the urban fringe, the project’s characteristics of catering toward the private 
automobile (gasoline service station with convenience store), and the lack of bicycle and pedestrian 
facilities along the project site frontage. As such facilities expand within the study area as called for in the 
Active Transportation Plan, the number of these transit, bicycle, and pedestrian trips would increase, 
thereby decreasing the number of trips made by the private automobile.  
 
These primary vehicle trips are based on rates in the Institute of Transportation Engineers (ITE) Trip 
Generation, Tenth Edition (2017) for Automated self-serve carwash (948). Internal captured trips are that 
are shared among on-site land uses. In essence the trip is generated by the project, and then visits multiple 
land uses during the same trip, therefore should not be counted twice for the entire site, and a reduction 
should be provided for these internally captured trips. The National Cooperative Highway Research 
Program (NCHRP) Report 684 Enhancing Internal Trip Capture Estimation for Mixed-Use Developments 
methodology was selected over the ITE Trip Generation Handbook Second Edition (June 2004) 
methodology for calculating these deductions due to improved accuracy (12-13% average absolute error 
for NCHRP versus 56-59% average absolute error for ITE). For the purposes of the report, no internal trip 
reductions will be utilized. Pass-by trips are not generated by the project and are vehicle trips that are 
already on the roadway that make an intermediate stop at the project site on their way to a primary 
destination. For the purposes of the report, no pass-by trip reductions will be utilized. 
 
The existing gas station and conveience store project trips are already on the roadway and therefore is 
included in the traffic counts. Net new vehicle trips are those trips that are actually added to the 
transportation network by the development. Only the proposed carwash will generate new traffic/project 
trips. They are calculated by subtracting the internal captured and pass-by trips from the base trip 
generation (primary trips). According to Table 4, the project would generate 0 net new weekday, 0 net 
new AM peak hour, and 79 net new PM peak hour trips.  
 
4.2  Trip Distribution 
 
Site trips would primarily be a combination of: (1) gasoline, convenience market, and carwash customers 
traveling to and from home or work making an intermediate stop at the development; (2) shoppers 
entering the site for the primary purpose of shopping convenience market, (3) Customers utilizing the 
automated/self serve car wash. Figure 6 shows the Net New Trip Assignments obtained from the Project 
Trip Generation and the Trip Distribution.  
 
4.3  Onsite Circulation and Safety 
 
Figure 2 is the proposed site plan layout showing the configuration of the site, the on-site access drive 
aisles. The project has one existing access onto Alta Vista Avenue (Driveway A) and two existing 
accesses onto Freedom Blvd. The northerly driveway is identified as Driveway B, and the south southerly 
driveway is identified as Driveway C. Driveway C is an shared access with the adjacent Cabrillo 
Shopping Center, and is therefore not included in the analysis.  
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The existing access onto Alta Vista Avenue (Driveway A) is proposed to be closed off. Eastbound traffic 
on Alta Vista can gain access to the site by using the existing westerly driveway in the Cabrillo shopping 
center.  
 
The project proposes the carwash with one way circulation for entering and exiting the carwash tunnel. 
Closing off the existing access onto Alta Vista Avenue (Driveway A) does not cause any conflicts and 
allows additional vehicle stacking and queuing when entering the carwash tunnel. 
 
The site access and on-site circulation system was reviewed and deemed safe and compliant with standard 
transportation planning practices. Motorists would be able to circulate both clockwise and 
counterclockwise around the fueling island, Convenience Store. Pedestrian access is provided by 
sidewalks and walkways connecting all the existing onsite buildings and offsite sidewalk along Alta Vista 
Ave. Additionally, the circulation throughout the site was designed to minimize conflicts with bicyclists, 
pedestrians, and other motorists. 
 
The site layout has been designed to allow service vehicles access to the underground fueling tanks as 
needed with minimal conflicts with pedestrians and other vehicles. The trash enclosure is conveniently 
located at the southeast area of the development to allow solid waste trucks easy access to service the 
trash bins. 
 
Pedestrian access is provided by a sidewalk and walkway connecting all the proposed building and offsite 
sidewalk along Alta Vista Ave, with minimal conflicts with vehicular traffic. Bicycle racks/lockers should 
be provided onsite to encourage multi-modal access to the project site.  
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5.0 Existing Plus Project Conditions 
 
5.1  Transportation Setting 
 
The project has one existing access to the onto Alta Vista Avenue (Driveway A) and two existing 
accesses onto Freedom Blvd. Figure 7 shows the Existing Conditions including roadway and intersection 
lane configurations, roadway speed limits, and intersection controls for the study intersections. Figure 8 
shows the Existing plus Project volumes. 
 
There are no proposed improvements to Freedom Blvd or Alta Vista Ave, other than the proposed 
sidewalk connection to Alta Vista Ave. Other onsite recommendations to reduce vehicular travel would 
be to install onsite bike racks/bike lockers, and proposed pedestrian paths to accommodate and encourage 
bicyclist and pedestrian visitors, removal of the existing pedestrian path from Freedom Blvd, as this path 
has several conflicts with vehicular traffic. 
 
5.2  Operational Analysis 
 
All intersections would operate at an acceptable Level of Service D or better, refer to Table 1 for 
summary of intersection LOS.  
 
5.3  Queuing Analysis 
 
A queuing analysis was conducted using Synchro 10 to determine the 95th percentile projected queue 
lengths to assess the adequacy of the turn lane storage lengths. Storage is adequate to accommodate the 
existing queues, except the eastbound left turn lane on Alta Vista Ave during the PM peak hour, as shown 
in Table 2. It is recommended the EBL turn lane on Alta Vista Ave be extended to provide for 130 feet of 
storage with a 60’ bay taper. 
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6.0     Conclusions and Recommendations  
 
6.1     Summary of Impacts 
 
The Transportation Impact Study for the Gas Station and Carwash development located at 1455 Freedom 
Blvd was prepared to examine the multi-modal transportation impacts of the proposed retail development 
on the surrounding transportation network, and recommend measures to mitigate significant impacts.  
 
All intersections operate at an acceptable Level of Service D or better, refer to Table 1 for summary of 
intersection LOS. Storage is adequate to accommodate the existing queues, as shown in Table 2. 
 
6.2     Recommendations 
 
It is recommended the project implement the following improvements:  
 

1. It is recommended the EBL turn lane on Alta Vista Ave be extended to provide for 130 feet of 
storage with a 60’ bay taper. 

2. Provide adequate wayfinding, signage, and illumination on-site to optimize safety and to reduce 
conflicts among delivery trucks, motorists, cyclists, and pedestrians. 

3. Provide onsite bike racks/bike lockers and pedestrian accessibility to all proposed buildings and 
offsite sidewalk. 

4. The project shall pay its fair share of the City-wide traffic impact fee. 
5. The City shall continue to monitor traffic operations at Freedom Blvd/Alta Vista Avenue. 
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Figure 1 – Vicinity Map 
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Figure 2 – Site Plan 
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Figure 3 – Existing Conditions  

Attachment 2
Page 20 of 60

Page 83 of 152



FIGURE

3DATE: 1/19/21

PROJECT: 20-073

prepared for:
cveasWATSONVILLE CARWASH

EXISTING 2020
TRAFFIC CONDITIONS

Vang Inc. Consulting Engineers

N

LEGEND

Attachment 2
Page 21 of 60

Page 84 of 152

AutoCAD SHX Text
FREEDOM BLVD

AutoCAD SHX Text
30  MPH

AutoCAD SHX Text
25  MPH

AutoCAD SHX Text
STOP

AutoCAD SHX Text
ALTA VISTA

AutoCAD SHX Text
AM PEAK HOUR VOLUME

AutoCAD SHX Text
PM PEAK HOUR VOLUME

AutoCAD SHX Text
DIRECTION OF TRAVEL PER LANE

AutoCAD SHX Text
UNSIGNALIZED INTERSECTION

AutoCAD SHX Text
SIGNALIZED INTERSECTION

AutoCAD SHX Text
##

AutoCAD SHX Text
(##)

AutoCAD SHX Text
STOP

AutoCAD SHX Text
INTERSECTION NUMBER

AutoCAD SHX Text
DRIVEWAY A

AutoCAD SHX Text
25  MPH

AutoCAD SHX Text
ALTA VISTA

AutoCAD SHX Text
FREEDOM BLVD

AutoCAD SHX Text
DRIVEWAY B

AutoCAD SHX Text
STOP

AutoCAD SHX Text
30  MPH

AutoCAD SHX Text
25  MPH

AutoCAD SHX Text
30  MPH

AutoCAD SHX Text
30  MPH



 

 

   

Figure 4 – Existing Traffic Volume 
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Figure 5 - Project Trip Distribution 
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Figure 6 – Existing Plus Project Conditions 
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Figure 7 – Existing Plus Project Traffic Volumes 
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Appendix A: Traffic Counts 
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Metro Traffic Data Inc.
310 N. Irwin Street - Suite 20

Hanford, CA 93230 Prepared For:
VICE

800-975-6938  Phone/Fax 2491 Alluvial Ave Ste 15
www.metrotrafficdata.com Clovis, CA 93611

LOCATION LATITUDE

COUNTY LONGITUDE

COLLECTION DATE WEATHER

Time Left Thru Right Trucks Left Thru Right Trucks Left Thru Right Trucks Left Thru Right Trucks
7:00 AM - 7:15 AM 10 101 0 1 0 81 4 2 12 0 3 0 0 0 0 0
7:15 AM - 7:30 AM 8 98 0 1 0 83 6 0 11 0 8 1 0 0 0 0
7:30 AM - 7:45 AM 19 145 0 2 0 110 7 0 15 0 4 0 0 0 0 0
7:45 AM - 8:00 AM 20 177 0 1 0 125 18 1 15 0 8 0 0 0 0 0
8:00 AM - 8:15 AM 19 116 0 2 0 106 8 0 20 0 12 0 0 0 0 0
8:15 AM - 8:30 AM 13 138 0 3 0 91 12 1 15 0 11 3 0 0 0 0
8:30 AM - 8:45 AM 11 118 0 3 0 102 7 2 20 0 8 1 0 0 0 0
8:45 AM - 9:00 AM 25 117 0 2 0 119 8 3 22 0 7 1 0 0 0 0

TOTAL 125 1010 0 15 0 817 70 9 130 0 61 6 0 0 0 0

Time Left Thru Right Trucks Left Thru Right Trucks Left Thru Right Trucks Left Thru Right Trucks
4:00 PM - 4:15 PM 35 211 0 0 0 238 14 2 47 0 20 0 0 0 0 0
4:15 PM - 4:30 PM 42 228 0 1 0 256 19 1 40 0 25 0 0 0 0 0
4:30 PM - 4:45 PM 27 236 0 2 0 222 13 2 48 0 28 0 0 0 0 0
4:45 PM - 5:00 PM 37 247 0 0 0 209 15 1 38 0 28 0 0 0 0 0
5:00 PM - 5:15 PM 41 218 0 1 0 238 24 2 55 0 22 0 0 0 0 0
5:15 PM - 5:30 PM 29 212 0 2 0 255 18 1 31 0 27 0 0 0 0 0
5:30 PM - 5:45 PM 31 214 0 2 0 222 15 1 52 0 15 0 0 0 0 0
5:45 PM - 6:00 PM 27 185 0 0 0 177 17 1 36 0 18 0 0 0 0 0

TOTAL 269 1751 0 8 0 1817 135 11 347 0 183 0 0 0 0 0

PEAK HOUR Left Thru Right Trucks Left Thru Right Trucks Left Thru Right Trucks Left Thru Right Trucks

7:30 AM - 8:30 AM 71 576 0 8 0 432 45 2 65 0 35 3 0 0 0 0

4:15 PM - 5:15 PM 147 929 0 4 0 925 71 6 181 0 103 0 0 0 0 0

PHF Trucks PHF

AM 0.843 1.1%
PM 71 925 0 0.905

PM 0.966 0.4%
AM 45 432 0 0.834

PHF 0.922 0.781
AM PM

181 65 0 0

0 0 0 0

103 35 0 0

PM AM

PHF
##### ##### PHF

0.821 71 576 0 AM

0.947 147 929 0 PM

Southbound

Southbound Eastbound

Northbound Westbound

Eastbound WestboundNorthbound

Page 1 of 3Freedom Blvd

Freedom Blvd

Alta Vista Ave

Northbound Westbound

Turning Movement Report

Southbound

Freedom Blvd @ Alta Vista Ave

Santa Cruz

Wednesday, December 9, 2020 Clear

Eastbound

36.9284

-121.7664
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Metro Traffic Data Inc.
310 N. Irwin Street - Suite 20

Hanford, CA 93230 Prepared For:
VICE

800-975-6938  Phone/Fax 2491 Alluvial Ave Ste 15
www.metrotrafficdata.com Clovis, CA 93611

LOCATION LATITUDE

COUNTY LONGITUDE

COLLECTION DATE WEATHER

Time Left Thru Right Left Thru Right Left Thru Right Left Thru Right
7:00 AM - 7:15 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7:15 AM - 7:30 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1
7:30 AM - 7:45 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
7:45 AM - 8:00 AM 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8:00 AM - 8:15 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 3
8:15 AM - 8:30 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
8:30 AM - 8:45 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1
8:45 AM - 9:00 AM 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 1

TOTAL 0 2 0 0 0 0 0 0 0 0 0 0 0 0 0 6

Time Left Thru Right Left Thru Right Left Thru Right Left Thru Right
4:00 PM - 4:15 PM 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0
4:15 PM - 4:30 PM 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 1
4:30 PM - 4:45 PM 0 0 1 0 0 0 0 0 0 0 0 0 0 0 1 3
4:45 PM - 5:00 PM 0 0 2 0 0 0 0 0 0 0 0 0 0 1 0 1
5:00 PM - 5:15 PM 0 1 2 0 0 0 0 0 0 0 1 0 0 1 0 3
5:15 PM - 5:30 PM 0 0 1 0 0 0 0 0 0 0 0 0 0 1 0 1
5:30 PM - 5:45 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1
5:45 PM - 6:00 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 2 0 2

TOTAL 0 1 8 0 0 0 0 0 0 0 1 0 0 5 1 12

PEAK HOUR Left Thru Right Left Thru Right Left Thru Right Left Thru Right

7:30 AM - 8:30 AM 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 3

4:15 PM - 5:15 PM 0 1 6 0 0 0 0 0 0 0 1 0 0 2 1 8

Bikes Peds Peds <>

AM Peak Total 1 3 PM 0 0 0 0

PM Peak Total 11 8 AM 0 0 0 0

Pe
ds

 <
>

8 3
AM PM

0 0 0 1

0 0 0 2

1 0 0 0

PM AM

Peds <>
0 0

Pe
ds

 <
>

0 0 1 0 AM

0 0 1 6 PM

Westbound Bikes W.Leg 
Peds

Freedom Blvd

Alta Vista Ave 0

Freedom Blvd Page 2 of 3

Northbound Bikes N.Leg 
Peds

Southbound Bikes S.Leg 
Peds

Eastbound Bikes E.Leg 
Peds

Westbound Bikes W.Leg 
Peds

Northbound Bikes N.Leg 
Peds

Southbound Bikes S.Leg 
Peds

Eastbound Bikes E.Leg 
Peds

Westbound Bikes W.Leg 
Peds

Northbound Bikes N.Leg 
Peds

Southbound Bikes S.Leg 
Peds

Eastbound Bikes E.Leg 
Peds

Turning Movement Report

Freedom Blvd @ Alta Vista Ave 36.9284

Santa Cruz -121.7664

Wednesday, December 9, 2020 Clear
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Metro Traffic Data Inc.
310 N. Irwin Street - Suite 20

Hanford, CA 93230 Prepared For:
VICE

800-975-6938  Phone/Fax 2491 Alluvial Ave Ste 15
www.metrotrafficdata.com Clovis, CA 93611

LOCATION N/S STREET

COUNTY E/W STREET

COLLECTION DATE WEATHER

CYCLE TIME CONTROL TYPE

Alta Vista Ave

Clear

Signal

COMMENTS Northbound left turns are protected.

Page 3 of 3

97 Seconds

Turning Movement Report

Freedom Blvd @ Alta Vista Ave

Santa Cruz

Wednesday, December 9, 2020

Freedom Blvd

Attachment 2
Page 33 of 60

Page 96 of 152



 

   

Appendix B: Synchro Reports 
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Appendix B-1: Existing Scenario(s) 
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Lanes, Volumes, Timings EXISTING AM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING AM Synchro 10 Report
KV Page 1

Lane Group EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (vph) 65 35 71 576 432 45
Future Volume (vph) 65 35 71 576 432 45
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 60 0 200 0
Storage Lanes 1 1 1 0
Taper Length (ft) 75 75
Lane Util. Factor 1.00 1.00 1.00 0.95 0.95 0.95
Ped Bike Factor 0.99 0.98 0.99 1.00
Frt 0.850 0.986
Flt Protected 0.950 0.950
Satd. Flow (prot) 1770 1583 1770 3539 3475 0
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1754 1551 1758 3539 3475 0
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 42 19
Link Speed (mph) 25 30 30
Link Distance (ft) 76 160 797
Travel Time (s) 2.1 3.6 18.1
Confl. Peds. (#/hr) 10 10 10 10
Confl. Bikes (#/hr) 11
Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84
Adj. Flow (vph) 77 42 85 686 514 54
Shared Lane Traffic (%)
Lane Group Flow (vph) 77 42 85 686 568 0
Enter Blocked Intersection Yes Yes Yes Yes No No
Lane Alignment Left Right Left Left Left Right
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9
Number of Detectors 1 1 1 2 2
Detector Template Left Right Left Thru Thru
Leading Detector (ft) 20 20 20 100 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 20 6 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
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Lanes, Volumes, Timings EXISTING AM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING AM Synchro 10 Report
KV Page 2

Lane Group EBL EBR NBL NBT SBT SBR
Turn Type Prot Perm Prot NA NA
Protected Phases 4 5 2 6
Permitted Phases 4
Detector Phase 4 4 5 2 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 26.7 26.7 9.7 26.7 26.7
Total Split (s) 26.7 26.7 10.0 32.5 26.7
Total Split (%) 42.1% 42.1% 15.8% 51.3% 42.1%
Maximum Green (s) 22.0 22.0 5.3 27.8 22.0
Yellow Time (s) 3.7 3.7 3.7 3.7 3.7
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.7 4.7 4.7 4.7 4.7
Lead/Lag Lead Lag
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None C-Max C-Max
Walk Time (s) 7.0
Flash Dont Walk (s) 15.0
Pedestrian Calls (#/hr) 10
Act Effct Green (s) 8.2 8.2 8.6 48.8 37.6
Actuated g/C Ratio 0.13 0.13 0.14 0.77 0.59
v/c Ratio 0.34 0.18 0.36 0.25 0.27
Control Delay 28.5 10.4 28.4 3.3 9.4
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 28.5 10.4 28.4 3.3 9.4
LOS C B C A A
Approach Delay 22.1 6.1 9.4
Approach LOS C A A

Intersection Summary
Area Type: Other
Cycle Length: 63.4
Actuated Cycle Length: 63.4
Offset: 0 (0%), Referenced to phase 2:NBT and 6:SBT, Start of Green
Natural Cycle: 65
Control Type: Actuated-Coordinated
Maximum v/c Ratio: 0.36
Intersection Signal Delay: 8.7 Intersection LOS: A
Intersection Capacity Utilization 38.4% ICU Level of Service A
Analysis Period (min) 15

Splits and Phases:     1: FREEDOM & ALTA VISTA
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Queues EXISTING AM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING AM Synchro 10 Report
KV Page 3

Lane Group EBL EBR NBL NBT SBT
Lane Group Flow (vph) 77 42 85 686 568
v/c Ratio 0.34 0.18 0.36 0.25 0.27
Control Delay 28.5 10.4 28.4 3.3 9.4
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 28.5 10.4 28.4 3.3 9.4
Queue Length 50th (ft) 28 0 30 35 59
Queue Length 95th (ft) 55 20 59 59 98
Internal Link Dist (ft) 1 80 717
Turn Bay Length (ft) 60 200
Base Capacity (vph) 614 565 239 2724 2069
Starvation Cap Reductn 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0
Reduced v/c Ratio 0.13 0.07 0.36 0.25 0.27

Intersection Summary

Attachment 2
Page 38 of 60

Page 101 of 152



HCM 6th Signalized Intersection Summary EXISTING AM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING AM Synchro 10 Report
KV Page 4

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 65 35 71 576 432 45
Future Volume (veh/h) 65 35 71 576 432 45
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 0.97
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 77 42 85 686 514 54
Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 124 110 109 2777 2087 218
Arrive On Green 0.07 0.07 0.06 0.78 0.65 0.65
Sat Flow, veh/h 1781 1585 1781 3647 3327 338
Grp Volume(v), veh/h 77 42 85 686 282 286
Grp Sat Flow(s),veh/h/ln 1781 1585 1781 1777 1777 1795
Q Serve(g_s), s 2.6 1.6 3.0 3.3 4.2 4.2
Cycle Q Clear(g_c), s 2.6 1.6 3.0 3.3 4.2 4.2
Prop In Lane 1.00 1.00 1.00 0.19
Lane Grp Cap(c), veh/h 124 110 109 2777 1147 1159
V/C Ratio(X) 0.62 0.38 0.78 0.25 0.25 0.25
Avail Cap(c_a), veh/h 622 554 150 2777 1147 1159
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 28.5 28.0 29.1 1.9 4.7 4.7
Incr Delay (d2), s/veh 5.0 2.2 15.9 0.2 0.5 0.5
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.3 1.5 1.7 0.5 1.3 1.3
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 33.5 30.2 45.0 2.1 5.2 5.2
LnGrp LOS C C D A A A
Approach Vol, veh/h 119 771 568
Approach Delay, s/veh 32.3 6.8 5.2
Approach LOS C A A

Timer - Assigned Phs 2 4 5 6
Phs Duration (G+Y+Rc), s 53.9 9.1 8.6 45.4
Change Period (Y+Rc), s * 4.7 * 4.7 * 4.7 * 4.7
Max Green Setting (Gmax), s * 28 * 22 * 5.3 * 22
Max Q Clear Time (g_c+I1), s 5.3 4.6 5.0 6.2
Green Ext Time (p_c), s 4.9 0.3 0.0 3.1

Intersection Summary
HCM 6th Ctrl Delay 8.3
HCM 6th LOS A

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.
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Lanes, Volumes, Timings EXISTING AM
2: DRIVEWAY A & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING AM Synchro 10 Report
KV Page 5

Lane Group EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 98 4 0 116 0 2
Future Volume (vph) 98 4 0 116 0 2
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 20 0 0 25
Storage Lanes 1 0 0 0
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Ped Bike Factor
Frt 0.850 0.865
Flt Protected
Satd. Flow (prot) 1863 1583 0 1863 0 1611
Flt Permitted
Satd. Flow (perm) 1863 1583 0 1863 0 1611
Link Speed (mph) 25 25 25
Link Distance (ft) 1807 444 226
Travel Time (s) 49.3 12.1 6.2
Confl. Bikes (#/hr) 10 10
Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84
Adj. Flow (vph) 117 5 0 138 0 2
Shared Lane Traffic (%)
Lane Group Flow (vph) 117 5 0 138 0 2
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Left Left Right
Median Width(ft) 12 12 0
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 9 15 15 9
Sign Control Free Free Stop

Intersection Summary
Area Type: Other
Control Type: Unsignalized
Intersection Capacity Utilization 15.2% ICU Level of Service A
Analysis Period (min) 15
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HCM 6th TWSC EXISTING AM
2: DRIVEWAY A & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING AM Synchro 10 Report
KV Page 6

Intersection
Int Delay, s/veh 0.1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 98 4 0 116 0 2
Future Vol, veh/h 98 4 0 116 0 2
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - 20 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 84 84 84 84 84 84
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 117 5 0 138 0 2
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 - - - 117
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - - - - - 6.22
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - - - - - 3.318
Pot Cap-1 Maneuver - - 0 - 0 935
          Stage 1 - - 0 - 0 -
          Stage 2 - - 0 - 0 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - - - - 935
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB WB NB
HCM Control Delay, s 0 0 8.9
HCM LOS A
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBT
Capacity (veh/h) 935 - - -
HCM Lane V/C Ratio 0.003 - - -
HCM Control Delay (s) 8.9 - - -
HCM Lane LOS A - - -
HCM 95th %tile Q(veh) 0 - - -
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Lanes, Volumes, Timings EXISTING AM
3: FREEDOM & DRIVEWAY B 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING AM Synchro 10 Report
KV Page 7

Lane Group EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (vph) 0 12 0 647 456 11
Future Volume (vph) 0 12 0 647 456 11
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 0 0 0 25
Storage Lanes 0 1 0 0
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 1.00 0.95 0.95 0.95
Ped Bike Factor
Frt 0.865 0.996
Flt Protected
Satd. Flow (prot) 0 1611 0 3539 3525 0
Flt Permitted
Satd. Flow (perm) 0 1611 0 3539 3525 0
Link Speed (mph) 25 30 30
Link Distance (ft) 243 710 430
Travel Time (s) 6.6 16.1 9.8
Confl. Peds. (#/hr) 10 10
Confl. Bikes (#/hr) 11 11
Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84
Adj. Flow (vph) 0 14 0 770 543 13
Shared Lane Traffic (%)
Lane Group Flow (vph) 0 14 0 770 556 0
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Left Left Right
Median Width(ft) 0 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9
Sign Control Stop Free Free

Intersection Summary
Area Type: Other
Control Type: Unsignalized
Intersection Capacity Utilization 30.7% ICU Level of Service A
Analysis Period (min) 15
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HCM 6th TWSC EXISTING AM
3: FREEDOM & DRIVEWAY B 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING AM Synchro 10 Report
KV Page 8

Intersection
Int Delay, s/veh 0.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 12 0 647 456 11
Future Vol, veh/h 0 12 0 647 456 11
Conflicting Peds, #/hr 0 10 0 0 0 10
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 84 84 84 84 84 84
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 14 0 770 543 13
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 298 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.94 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.32 - - - -
Pot Cap-1 Maneuver 0 698 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 685 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 10.4 0 0
HCM LOS B
 

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - 685 - -
HCM Lane V/C Ratio - 0.021 - -
HCM Control Delay (s) - 10.4 - -
HCM Lane LOS - B - -
HCM 95th %tile Q(veh) - 0.1 - -
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Lanes, Volumes, Timings EXISTING PM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING PM Synchro 10 Report
KV Page 1

Lane Group EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (vph) 181 103 147 929 925 71
Future Volume (vph) 181 103 147 929 925 71
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 60 0 200 0
Storage Lanes 1 1 1 0
Taper Length (ft) 75 75
Lane Util. Factor 1.00 1.00 1.00 0.95 0.95 0.95
Ped Bike Factor 0.99 0.98 1.00 1.00
Frt 0.850 0.989
Flt Protected 0.950 0.950
Satd. Flow (prot) 1770 1583 1770 3539 3489 0
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1754 1551 1764 3539 3489 0
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 106 14
Link Speed (mph) 25 30 30
Link Distance (ft) 76 160 797
Travel Time (s) 2.1 3.6 18.1
Confl. Peds. (#/hr) 10 10 10 10
Confl. Bikes (#/hr) 11
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97
Adj. Flow (vph) 187 106 152 958 954 73
Shared Lane Traffic (%)
Lane Group Flow (vph) 187 106 152 958 1027 0
Enter Blocked Intersection Yes Yes Yes Yes No No
Lane Alignment Left Right Left Left Left Right
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9
Number of Detectors 1 1 1 2 2
Detector Template Left Right Left Thru Thru
Leading Detector (ft) 20 20 20 100 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 20 6 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
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Lanes, Volumes, Timings EXISTING PM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING PM Synchro 10 Report
KV Page 2

Lane Group EBL EBR NBL NBT SBT SBR
Turn Type Prot Perm Prot NA NA
Protected Phases 4 5 2 6
Permitted Phases 4
Detector Phase 4 4 5 2 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 26.7 26.7 9.7 26.7 26.7
Total Split (s) 26.7 26.7 10.0 32.5 26.7
Total Split (%) 42.1% 42.1% 15.8% 51.3% 42.1%
Maximum Green (s) 22.0 22.0 5.3 27.8 22.0
Yellow Time (s) 3.7 3.7 3.7 3.7 3.7
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.7 4.7 4.7 4.7 4.7
Lead/Lag Lead Lag
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None C-Max C-Max
Walk Time (s) 7.0
Flash Dont Walk (s) 15.0
Pedestrian Calls (#/hr) 10
Act Effct Green (s) 12.0 12.0 12.1 42.0 25.2
Actuated g/C Ratio 0.19 0.19 0.19 0.66 0.40
v/c Ratio 0.56 0.28 0.45 0.41 0.74
Control Delay 29.2 6.8 27.8 6.1 21.3
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 29.2 6.8 27.8 6.1 21.3
LOS C A C A C
Approach Delay 21.1 9.1 21.3
Approach LOS C A C

Intersection Summary
Area Type: Other
Cycle Length: 63.4
Actuated Cycle Length: 63.4
Offset: 0 (0%), Referenced to phase 2:NBT and 6:SBT, Start of Green
Natural Cycle: 65
Control Type: Actuated-Coordinated
Maximum v/c Ratio: 0.74
Intersection Signal Delay: 15.7 Intersection LOS: B
Intersection Capacity Utilization 57.8% ICU Level of Service B
Analysis Period (min) 15

Splits and Phases:     1: FREEDOM & ALTA VISTA
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Queues EXISTING PM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING PM Synchro 10 Report
KV Page 3

Lane Group EBL EBR NBL NBT SBT
Lane Group Flow (vph) 187 106 152 958 1027
v/c Ratio 0.56 0.28 0.45 0.41 0.74
Control Delay 29.2 6.8 27.8 6.1 21.3
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 29.2 6.8 27.8 6.1 21.3
Queue Length 50th (ft) 66 0 52 74 171
Queue Length 95th (ft) 111 32 106 134 #291
Internal Link Dist (ft) 1 80 717
Turn Bay Length (ft) 60 200
Base Capacity (vph) 614 607 337 2345 1396
Starvation Cap Reductn 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0
Reduced v/c Ratio 0.30 0.17 0.45 0.41 0.74

Intersection Summary
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.
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HCM 6th Signalized Intersection Summary EXISTING PM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING PM Synchro 10 Report
KV Page 4

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 181 103 147 929 925 71
Future Volume (veh/h) 181 103 147 929 925 71
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 0.96
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 187 106 152 958 954 73
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 255 227 150 2514 1830 140
Arrive On Green 0.14 0.14 0.08 0.71 0.55 0.55
Sat Flow, veh/h 1781 1585 1781 3647 3428 255
Grp Volume(v), veh/h 187 106 152 958 508 519
Grp Sat Flow(s),veh/h/ln 1781 1585 1781 1777 1777 1813
Q Serve(g_s), s 6.3 3.9 5.3 6.8 11.4 11.4
Cycle Q Clear(g_c), s 6.3 3.9 5.3 6.8 11.4 11.4
Prop In Lane 1.00 1.00 1.00 0.14
Lane Grp Cap(c), veh/h 255 227 150 2514 975 995
V/C Ratio(X) 0.73 0.47 1.01 0.38 0.52 0.52
Avail Cap(c_a), veh/h 622 554 150 2514 975 995
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 25.8 24.8 28.9 3.7 9.0 9.0
Incr Delay (d2), s/veh 4.0 1.5 77.3 0.4 2.0 2.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 2.9 3.5 5.4 1.6 4.1 4.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 29.9 26.3 106.2 4.1 11.0 10.9
LnGrp LOS C C F A B B
Approach Vol, veh/h 293 1110 1027
Approach Delay, s/veh 28.6 18.1 11.0
Approach LOS C B B

Timer - Assigned Phs 2 4 5 6
Phs Duration (G+Y+Rc), s 49.3 13.7 10.0 39.3
Change Period (Y+Rc), s * 4.7 * 4.7 * 4.7 * 4.7
Max Green Setting (Gmax), s * 28 * 22 * 5.3 * 22
Max Q Clear Time (g_c+I1), s 8.8 8.3 7.3 13.4
Green Ext Time (p_c), s 6.8 0.8 0.0 4.2

Intersection Summary
HCM 6th Ctrl Delay 16.3
HCM 6th LOS B

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.
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Lanes, Volumes, Timings EXISTING PM
2: DRIVEWAY A & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING PM Synchro 10 Report
KV Page 5

Lane Group EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 282 5 0 218 0 2
Future Volume (vph) 282 5 0 218 0 2
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 20 0 0 25
Storage Lanes 1 0 0 0
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Ped Bike Factor
Frt 0.850 0.865
Flt Protected
Satd. Flow (prot) 1863 1583 0 1863 0 1611
Flt Permitted
Satd. Flow (perm) 1863 1583 0 1863 0 1611
Link Speed (mph) 25 25 25
Link Distance (ft) 1807 444 226
Travel Time (s) 49.3 12.1 6.2
Confl. Bikes (#/hr) 10 10
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97
Adj. Flow (vph) 291 5 0 225 0 2
Shared Lane Traffic (%)
Lane Group Flow (vph) 291 5 0 225 0 2
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Left Left Right
Median Width(ft) 12 12 0
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 9 15 15 9
Sign Control Free Free Stop

Intersection Summary
Area Type: Other
Control Type: Unsignalized
Intersection Capacity Utilization 24.8% ICU Level of Service A
Analysis Period (min) 15
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HCM 6th TWSC EXISTING PM
2: DRIVEWAY A & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING PM Synchro 10 Report
KV Page 6

Intersection
Int Delay, s/veh 0

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 282 5 0 218 0 2
Future Vol, veh/h 282 5 0 218 0 2
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - 20 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 97 97 97 97 97 97
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 291 5 0 225 0 2
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 - - - 291
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - - - - - 6.22
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - - - - - 3.318
Pot Cap-1 Maneuver - - 0 - 0 748
          Stage 1 - - 0 - 0 -
          Stage 2 - - 0 - 0 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - - - - 748
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB WB NB
HCM Control Delay, s 0 0 9.8
HCM LOS A
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBT
Capacity (veh/h) 748 - - -
HCM Lane V/C Ratio 0.003 - - -
HCM Control Delay (s) 9.8 - - -
HCM Lane LOS A - - -
HCM 95th %tile Q(veh) 0 - - -
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Lanes, Volumes, Timings EXISTING PM
3: FREEDOM & DRIVEWAY B 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING PM Synchro 10 Report
KV Page 7

Lane Group EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (vph) 0 13 0 1076 1015 13
Future Volume (vph) 0 13 0 1076 1015 13
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 0 0 0 25
Storage Lanes 0 1 0 0
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 1.00 0.95 0.95 0.95
Ped Bike Factor
Frt 0.865 0.998
Flt Protected
Satd. Flow (prot) 0 1611 0 3539 3532 0
Flt Permitted
Satd. Flow (perm) 0 1611 0 3539 3532 0
Link Speed (mph) 25 30 30
Link Distance (ft) 243 710 430
Travel Time (s) 6.6 16.1 9.8
Confl. Peds. (#/hr) 10 10
Confl. Bikes (#/hr) 11 11
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97
Adj. Flow (vph) 0 13 0 1109 1046 13
Shared Lane Traffic (%)
Lane Group Flow (vph) 0 13 0 1109 1059 0
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Left Left Right
Median Width(ft) 0 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9
Sign Control Stop Free Free

Intersection Summary
Area Type: Other
Control Type: Unsignalized
Intersection Capacity Utilization 42.6% ICU Level of Service A
Analysis Period (min) 15
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HCM 6th TWSC EXISTING PM
3: FREEDOM & DRIVEWAY B 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING PM Synchro 10 Report
KV Page 8

Intersection
Int Delay, s/veh 0.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 13 0 1076 1015 13
Future Vol, veh/h 0 13 0 1076 1015 13
Conflicting Peds, #/hr 0 10 0 0 0 10
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 97 97 97 97 97 97
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 13 0 1109 1046 13
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 550 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.94 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.32 - - - -
Pot Cap-1 Maneuver 0 479 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 470 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 12.9 0 0
HCM LOS B
 

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - 470 - -
HCM Lane V/C Ratio - 0.029 - -
HCM Control Delay (s) - 12.9 - -
HCM Lane LOS - B - -
HCM 95th %tile Q(veh) - 0.1 - -
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Lanes, Volumes, Timings EXISTING + PROJ PM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING + PROJ PM Synchro 10 Report
KV Page 1

Lane Group EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (vph) 198 103 165 929 941 71
Future Volume (vph) 198 103 165 929 941 71
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 60 0 200 0
Storage Lanes 1 1 1 0
Taper Length (ft) 75 75
Lane Util. Factor 1.00 1.00 1.00 0.95 0.95 0.95
Ped Bike Factor 0.99 0.98 1.00 1.00
Frt 0.850 0.990
Flt Protected 0.950 0.950
Satd. Flow (prot) 1770 1583 1770 3539 3493 0
Flt Permitted 0.950 0.950
Satd. Flow (perm) 1754 1551 1764 3539 3493 0
Right Turn on Red Yes Yes
Satd. Flow (RTOR) 106 13
Link Speed (mph) 25 30 30
Link Distance (ft) 76 160 797
Travel Time (s) 2.1 3.6 18.1
Confl. Peds. (#/hr) 10 10 10 10
Confl. Bikes (#/hr) 11
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97
Adj. Flow (vph) 204 106 170 958 970 73
Shared Lane Traffic (%)
Lane Group Flow (vph) 204 106 170 958 1043 0
Enter Blocked Intersection Yes Yes Yes Yes No No
Lane Alignment Left Right Left Left Left Right
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9
Number of Detectors 1 1 1 2 2
Detector Template Left Right Left Thru Thru
Leading Detector (ft) 20 20 20 100 100
Trailing Detector (ft) 0 0 0 0 0
Detector 1 Position(ft) 0 0 0 0 0
Detector 1 Size(ft) 20 20 20 6 6
Detector 1 Type Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+Ex
Detector 1 Channel
Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0
Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0
Detector 2 Position(ft) 94 94
Detector 2 Size(ft) 6 6
Detector 2 Type Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
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Lanes, Volumes, Timings EXISTING + PROJ PM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING + PROJ PM Synchro 10 Report
KV Page 2

Lane Group EBL EBR NBL NBT SBT SBR
Turn Type Prot Perm Prot NA NA
Protected Phases 4 5 2 6
Permitted Phases 4
Detector Phase 4 4 5 2 6
Switch Phase
Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0
Minimum Split (s) 26.7 26.7 9.7 26.7 26.7
Total Split (s) 26.7 26.7 10.0 32.5 26.7
Total Split (%) 42.1% 42.1% 15.8% 51.3% 42.1%
Maximum Green (s) 22.0 22.0 5.3 27.8 22.0
Yellow Time (s) 3.7 3.7 3.7 3.7 3.7
All-Red Time (s) 1.0 1.0 1.0 1.0 1.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 4.7 4.7 4.7 4.7 4.7
Lead/Lag Lead Lag
Lead-Lag Optimize? Yes Yes
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode None None None C-Max C-Max
Walk Time (s) 7.0
Flash Dont Walk (s) 15.0
Pedestrian Calls (#/hr) 10
Act Effct Green (s) 12.6 12.6 13.0 41.4 23.7
Actuated g/C Ratio 0.20 0.20 0.21 0.65 0.37
v/c Ratio 0.58 0.27 0.47 0.41 0.79
Control Delay 29.2 6.5 28.6 6.5 24.0
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 29.2 6.5 28.6 6.5 24.0
LOS C A C A C
Approach Delay 21.4 9.8 24.0
Approach LOS C A C

Intersection Summary
Area Type: Other
Cycle Length: 63.4
Actuated Cycle Length: 63.4
Offset: 0 (0%), Referenced to phase 2:NBT and 6:SBT, Start of Green
Natural Cycle: 70
Control Type: Actuated-Coordinated
Maximum v/c Ratio: 0.79
Intersection Signal Delay: 17.2 Intersection LOS: B
Intersection Capacity Utilization 60.2% ICU Level of Service B
Analysis Period (min) 15

Splits and Phases:     1: FREEDOM & ALTA VISTA
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Queues EXISTING + PROJ PM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING + PROJ PM Synchro 10 Report
KV Page 3

Lane Group EBL EBR NBL NBT SBT
Lane Group Flow (vph) 204 106 170 958 1043
v/c Ratio 0.58 0.27 0.47 0.41 0.79
Control Delay 29.2 6.5 28.6 6.5 24.0
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 29.2 6.5 28.6 6.5 24.0
Queue Length 50th (ft) 72 0 57 76 185
Queue Length 95th (ft) 118 31 #133 139 #298
Internal Link Dist (ft) 1 80 717
Turn Bay Length (ft) 60 200
Base Capacity (vph) 614 607 363 2312 1313
Starvation Cap Reductn 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0
Reduced v/c Ratio 0.33 0.17 0.47 0.41 0.79

Intersection Summary
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.
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HCM 6th Signalized Intersection Summary EXISTING + PROJ PM
1: FREEDOM & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING + PROJ PM Synchro 10 Report
KV Page 4

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (veh/h) 198 103 165 929 941 71
Future Volume (veh/h) 198 103 165 929 941 71
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 0.96
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 204 106 170 958 970 73
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 273 243 150 2479 1799 135
Arrive On Green 0.15 0.15 0.08 0.70 0.54 0.54
Sat Flow, veh/h 1781 1585 1781 3647 3433 251
Grp Volume(v), veh/h 204 106 170 958 516 527
Grp Sat Flow(s),veh/h/ln 1781 1585 1781 1777 1777 1814
Q Serve(g_s), s 6.9 3.8 5.3 7.0 11.9 11.9
Cycle Q Clear(g_c), s 6.9 3.8 5.3 7.0 11.9 11.9
Prop In Lane 1.00 1.00 1.00 0.14
Lane Grp Cap(c), veh/h 273 243 150 2479 957 977
V/C Ratio(X) 0.75 0.44 1.13 0.39 0.54 0.54
Avail Cap(c_a), veh/h 622 554 150 2479 957 977
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 25.5 24.2 28.9 3.9 9.4 9.4
Incr Delay (d2), s/veh 4.1 1.2 114.2 0.5 2.2 2.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 3.1 3.5 6.9 1.7 4.3 4.4
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 29.6 25.4 143.0 4.4 11.6 11.6
LnGrp LOS C C F A B B
Approach Vol, veh/h 310 1128 1043
Approach Delay, s/veh 28.2 25.3 11.6
Approach LOS C C B

Timer - Assigned Phs 2 4 5 6
Phs Duration (G+Y+Rc), s 48.6 14.4 10.0 38.6
Change Period (Y+Rc), s * 4.7 * 4.7 * 4.7 * 4.7
Max Green Setting (Gmax), s * 28 * 22 * 5.3 * 22
Max Q Clear Time (g_c+I1), s 9.0 8.9 7.3 13.9
Green Ext Time (p_c), s 6.8 0.8 0.0 4.1

Intersection Summary
HCM 6th Ctrl Delay 19.9
HCM 6th LOS B

Notes
* HCM 6th computational engine requires equal clearance times for the phases crossing the barrier.
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Lanes, Volumes, Timings EXISTING + PROJ PM
2: DRIVEWAY A & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING + PROJ PM Synchro 10 Report
KV Page 5

Lane Group EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 297 9 0 236 0 4
Future Volume (vph) 297 9 0 236 0 4
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 20 0 0 25
Storage Lanes 1 0 0 0
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Ped Bike Factor
Frt 0.850 0.865
Flt Protected
Satd. Flow (prot) 1863 1583 0 1863 0 1611
Flt Permitted
Satd. Flow (perm) 1863 1583 0 1863 0 1611
Link Speed (mph) 25 25 25
Link Distance (ft) 1807 444 226
Travel Time (s) 49.3 12.1 6.2
Confl. Bikes (#/hr) 10 10
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97
Adj. Flow (vph) 306 9 0 243 0 4
Shared Lane Traffic (%)
Lane Group Flow (vph) 306 9 0 243 0 4
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Left Left Right
Median Width(ft) 12 12 0
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 9 15 15 9
Sign Control Free Free Stop

Intersection Summary
Area Type: Other
Control Type: Unsignalized
Intersection Capacity Utilization 25.6% ICU Level of Service A
Analysis Period (min) 15
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HCM 6th TWSC EXISTING + PROJ PM
2: DRIVEWAY A & ALTA VISTA 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING + PROJ PM Synchro 10 Report
KV Page 6

Intersection
Int Delay, s/veh 0.1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 297 9 0 236 0 4
Future Vol, veh/h 297 9 0 236 0 4
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - 20 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 97 97 97 97 97 97
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 306 9 0 243 0 4
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 - - - 306
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - - - - - 6.22
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - - - - - 3.318
Pot Cap-1 Maneuver - - 0 - 0 734
          Stage 1 - - 0 - 0 -
          Stage 2 - - 0 - 0 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - - - - 734
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB WB NB
HCM Control Delay, s 0 0 9.9
HCM LOS A
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBT
Capacity (veh/h) 734 - - -
HCM Lane V/C Ratio 0.006 - - -
HCM Control Delay (s) 9.9 - - -
HCM Lane LOS A - - -
HCM 95th %tile Q(veh) 0 - - -
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Lanes, Volumes, Timings EXISTING + PROJ PM
3: FREEDOM & DRIVEWAY B 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING + PROJ PM Synchro 10 Report
KV Page 7

Lane Group EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Volume (vph) 0 23 0 1094 1023 21
Future Volume (vph) 0 23 0 1094 1023 21
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 0 0 0 25
Storage Lanes 0 1 0 0
Taper Length (ft) 25 25
Lane Util. Factor 1.00 1.00 1.00 0.95 0.95 0.95
Ped Bike Factor
Frt 0.865 0.997
Flt Protected
Satd. Flow (prot) 0 1611 0 3539 3529 0
Flt Permitted
Satd. Flow (perm) 0 1611 0 3539 3529 0
Link Speed (mph) 25 30 30
Link Distance (ft) 243 710 430
Travel Time (s) 6.6 16.1 9.8
Confl. Peds. (#/hr) 10 10
Confl. Bikes (#/hr) 11 11
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97
Adj. Flow (vph) 0 24 0 1128 1055 22
Shared Lane Traffic (%)
Lane Group Flow (vph) 0 24 0 1128 1077 0
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Left Left Right
Median Width(ft) 0 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00
Turning Speed (mph) 15 9 15 9
Sign Control Stop Free Free

Intersection Summary
Area Type: Other
Control Type: Unsignalized
Intersection Capacity Utilization 43.1% ICU Level of Service A
Analysis Period (min) 15
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HCM 6th TWSC EXISTING + PROJ PM
3: FREEDOM & DRIVEWAY B 01/06/2021

WATSONVILLE GAS STATION  01/06/2021 EXISTING + PROJ PM Synchro 10 Report
KV Page 8

Intersection
Int Delay, s/veh 0.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 23 0 1094 1023 21
Future Vol, veh/h 0 23 0 1094 1023 21
Conflicting Peds, #/hr 0 10 0 0 0 10
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 97 97 97 97 97 97
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 24 0 1128 1055 22
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 559 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.94 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.32 - - - -
Pot Cap-1 Maneuver 0 472 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 463 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 13.2 0 0
HCM LOS B
 

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - 463 - -
HCM Lane V/C Ratio - 0.051 - -
HCM Control Delay (s) - 13.2 - -
HCM Lane LOS - B - -
HCM 95th %tile Q(veh) - 0.2 - -
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DEFINITION:

Access Driveways:

On-Site Parking:

Xi
1:

Paving:

Drainage:

Lighting:

Clear-Vision Triangle:

CRITERIA AND STANDARDS

AUTOMOBILE MECHANICAL WASH

A driveein establishment where motor vehicles can be serviced
for washing and can be combined to include multiple gasoline
dispensing pumps on a drive-in or drive through basis. The
delivery of such needs shall be made directly to the vehicle.

Minimum land area shall be 10,000 square feet, plus h,OO0
square feet for each two (2) multiple gasoline pumps, plus
7,000 square feet for each additional gasoline pump.

The design shall be appropriate to the site and the surround-
ings; traffic patterns, and activities in the area.

Sufficient space shall be provided to service vehicles effic-
iently, to meet on-site parking and maneuvering needs, and
to ensure the safe movement of vehicles and pedestrians on
and around the site.

The arrangement of structures, islands, curb cuts, parking
and landscaping shall be to best serve the community and
least adversely affect adjacent properties.

Driveways shall be designed to ensure a safe and
efficient operation, so that traffic may move on

and off the site from the lane of traffic nearest the curb.

One space for each employee on the day shift, plus
three (3) spaces for each bay shall be required.‘

There shall be no visual obstruction within
twenty—five (25) feet of the intersection

of street right-of-way lines, above two (2) feet and below
eimu (8) feet of the finished grade.

All areas other than planting areas shall be paved with
all-wheather, permanent material as specified by the City
Engineer.

collected on site and shall not be
adjacent public or private property.

Drainage shall be
‘discharged across

Lighting shall be directed onto the subject property
only, so that the light source is not visible from

adjacent properties. No luminaire shall be allowed higher
than twenty (20) feet above finished grade. V
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Signs:

Outdoor Storage:

Landscaping:

"Parkway

Irrigation:

Fences and Decorative Screening:

All signs shall conform to the Sign Ordinance. Lighted
signs, located within seventy-five (75) feet of residential
districts, shall not exceed twenty (20) feet in height.

Any outdoor storage or refuse area shall be
fenced or screened from view.

Landscaping areas shall comprise a minimum of four per
cent of the gross site area.

Said landscaping shall be located so as not to obstruct
necessary sight distances and traffic flow, to offer adjacent
residential properties a degree of visual and audio screen-
ing, and shall be of such quality as to enhance the site,
and the surrounding area.

Such planters shall be required and
the planting materials shall be low-

growing two and one—half (2%) feet in height, generally low-
maintenance, evergreen flora, which will not obstruct view
of drivers and customers. Other planters shall be located
so as not to obstruct necessary sight distances or traffic
flow. All landscaping shall be permanently maintained.

and Driveway Planters:

Sprinkler systems or hose bibs shall be provided in
all landscaped areas.

Materials, textures, colors and
design shall be compatible with

the on-site development, the adjacent properties, and the
neighborhood. Said fencing or screening, where bordering
residential properties shall be of non-metallic material
and shall be six (6) feet in height on that part of the
property to the back of the residential building line and
not more than three and one-half (3%) feet to the front
of said building line. Bumpers shall be required in front
of all fences and hedges.

STRUCTURES:
Location: Gas pumps shall not be less than fifteen (15) feet from’ property line nor less than twenty-five (25) feet from

residential property.

Design: Structures shall be architecturally approved by the
Design Review Commission.

Materials, textures and colors shall be compatible with
surrounding uses. Reflective, glossy, and fluorescent
materials shall not be permitted.

OPERATION: The operation shall be confined to mechanical washing of
motor vehicles and dispensing of gasoline.

-2-
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USE PERMIT:

Outside operations shall be limited to the dispensing ofgasoline, and the gasoline shall be dispensed by an atten-
dant. —

Public nuisance (noise, vibration, Qdor, fumes, dust, smokes,
wastes, etc.) shall be held within the limits set forth bythe Watsonville Municipal Code, Chapter 17.
The sale of products other than gasoline shall be prohibited
except fpr indoor dispensing of cigarettes, soft drinks andconfectionery products contained in a machine.
An application for use permit relative to a mechanical car‘wash shall be accompained by a site plan containing all theinformation required and including site dimensions, plotplan and elevations of all structures, parking, circulation,
landscaping signs, etc. Types, textures, and colors of allmaterials to be used shall be conditioned to contain the
criteria and standards as set forth but not necessarily
limited to these standards. Hours of operation shall becompatible with the neighborhood land use.

-3-
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RESOLUTION NO.       -22 (PC) 
 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

WATSONVILLE, CALIFORNIA, RECOMMENDING APPROVAL OF A  

SPECIAL USE PERMIT WITH DESIGN REVIEW AND 

ENVIRONMENTAL REVIEW (APPLICATION NO. 627) TO ALLOW 

CONSTRUCTION OF A ±1,600 SQUARE FOOT AUTOMATED 

MECHANICAL CAR WASH FOR AN EXISTING GAS STATION WITH 

MINI-MART LOCATED AT 1455 FREEDOM BLVD, WATSONVILLE, 

CALIFORNIA (APN 016-061-06)  

Project: 1455 Freedom Blvd (APN: 016-061-06) 
 

 WHEREAS, on September 22, 2020, an application for a Special Use Permit with 

Design Review and Environmental Review (Application No. 627) to allow construction of 

a 1,600± square foot automated mechanical car wash for an existing gas station with 

mini-mart on a 0.52-acre site located at 1455 Freedom Blvd (APN: 016-061-06) was filed 

by Brenda Ramirez, on behalf of CVEAS, Inc., applicant, and Shashi Sharma, property 

owner; and 

 WHEREAS, City staff determined that amendments to the zoning code text were 

required to allow mechanical car washes (GLU 6341) conditionally within the 

Neighborhood Shopping Center (CNS) zoning district with approval of a Special Use 

Permit by the Planning Commission; and 

 WHEREAS, on September 7, 2021, the City of Watsonville Planning Commission 

adopted Resolution No. 12-21 (PC) recommending that the City Council adopt an 

ordinance amending section 14-16.1403 (Conditional Uses Table) of the Watsonville 

Municipal Code to allow mechanical car washes (GLU 6341) as conditionally permitted 

uses in the CNS zoning district with approval of a Special Use Permit by the Planning 

Commission; and 
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 WHEREAS, on October 26, 2021, the City of Watsonville City Council adopted 

Ordinance No. amending Section 14-16.1403 (Conditional Uses Table) of the Watsonville 

Municipal Code to allow mechanical car washes (GLU 6341) as conditionally permitted 

uses within the CNS zoning district with approval of a Special Use Permit by the Planning 

Commission; and 

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

General Plan Land Use Diagram and is located within the Neighborhood Commercial 

Shopping Center (CNS) zoning district; and  

WHEREAS, the project qualifies for a Class 3 (New construction or conversion of 

small structures) Categorical Exemption from the provision of the California 

Environmental Quality Act (CEQA), pursuant to Section 15303 of the CEQA Guidelines; 

and 

 WHEREAS, in connection with the Class 3 CEQA Exemption, it has been 

determined that the project will not have an impact on an environmental resource of 

hazardous or critical concern, will not contribute to a significant cumulative impact, will 

not have a significant effect on the environment due to unusual circumstances, will not 

result in damage to scenic resources, including but not limited to trees, historic buildings, 

rock outcroppings, or similar resources within a highway officially designated as a state 

scenic highway, will not be located on a hazardous waste site pursuant to Section 65962.5 

of the Government Code, and will not cause a substantial adverse change in the 

significance of a historical resource;  and  

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

Use Permit with Environmental Review (Application No. 627) was given at the time and 
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in the manner where appropriate public noticing procedures have been followed and a 

public hearing was held according to Section 14-10.900 of the Watsonville Municipal 

Code; and 

 WHERAS, the Planning Commission has considered all evidence received, both 

oral and documentary, and the matter was submitted for decision.  

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

of Watsonville, California, as follows: 

 Good cause appearing, and upon the Findings, attached hereto and marked as 

Exhibit “A”, in support of Application No. 627, the Planning Commission of the City of 

Watsonville does hereby grant approval of Special Use Permit with Design Review and 

Environmental Review (Application No. 627), attached hereto and marked as Exhibit “C”, 

subject to the Conditions of Approval, attached hereto and marked as Exhibit “B”, to allow 

construction of a 1,600± square foot automated mechanical car wash for an existing gas 

station with mini-mart located at 1455 Freedom Blvd (APN: 016-061-06), Watsonville, 

California.  

 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 

18th  day of January, 2022, 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:   

Page 129 of 152



4 
Reso No.            (CM) 
C:\Program Files\eSCRIBE\TEMP\15431857988\15431857988,,,Resolution and Exhibits - 1455 Freedom Blvd .docx  
bvf 1/13/2022 3:43:19 PM 

_______________________________          ________________________________ 

Suzi Merriam, Secretary    Jenni Veitch-Olson, Chairperson 

Planning Commission    Planning Commission 
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CITY OF WATSONVILLE    EXHIBIT “A” 
PLANNING COMMISSION 

 
       Application No:  627 
       APN: 016-061-06 
       Applicant:  Shashi Sharma 
       Hearing Date:  January 18, 2022 
 

SPECIAL USE PERMIT FINDINGS (WMC § 14-12.513) 

1. The proposed use at the specified location is consistent with the policies of 
the General Plan and the general purpose and intent of the applicable district 
regulations. 

 
Supportive Evidence 
Land designated General Commercial (CG) in the City of Watsonville’s 2005 
General Plan allows for a variety of commercial related uses, including retail sales; 
personal, professional, financial, business and medical offices and services; 
entertainment; lodging; restaurants and automobile sales intended to serve the 
needs of the community and the surrounding region. Intensities in these areas shall 
not exceed a Floor Area Ratio (FAR) of 0.45.  
 
The project is proposing a ±1,600 square foot automated drive thru mechanical car 
wash in an existing service station with a ±2,363 square foot mini-mart and ±1,215 
fueling station canopy.  The FAR for the proposed project is 0.231. 
 
The proposed project is also consistent with the following General Plan goals, 
policies and implementation measures: 
 

 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.2 – Neighborhood Commercial Land Use. 
The City shall designate an appropriate amount of land for neighborhood 
commercial services to meet the daily shopping needs of surrounding 
residential populations. 

 
The project proposes construction of a new ±1,600 square foot automated drive 
thru mechanical car wash in an existing service station with a ±2,363 square foot 

                                                           
1 Floor Area Ratio Calculation: building area ÷ lot area = FAR (5,178 SF ÷ 22,956 SF = 0.23 
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mini-mart. The new car wash would complement the existing gas station with mini-
mart and shopping center by providing a convenient location for residents to 
patronize. The car wash would also serve the surrounding neighborhoods as the 
project site is located on Freedom Blvd, a major arterial road, that can sustain 
higher volumes of traffic. 
 

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.  These improvements or modifications 
may include but shall not be limited to the placement or orientation of 
buildings and entryways, parking areas, buffer yards, and addition of 
landscaping, walls, or both, to mitigate such impacts. 
 
Supportive Evidence 
The proposed project is supplemental to the service station with mini-mart. The 
addition of the car wash would complement the minimart and service station and 
would not result in higher volumes of traffic, because the carwash would primarily 
be used by customers already onsite for the service station and mini-mart. 
Therefore, it is not anticipated that there will be a significant amount of extra trips 
to the project site due to project’s construction. 
 
In addition, the driveway approach derived off Alta Vista Ave would be replaced 

with a sidewalk, curb, gutter, and landscaping strip. This would create better 

vehicular circulation. Landscaping is also provided adjacent to the car wash, 

screening the war wash from public view. With associated landscaping and a new 

42-inch tall wrought iron fencing enclosing the car wash from the shopping center, 

the site would be enhanced aesthetically.  

The carwash is also located adjacent to a shopping center where the nearby 

surrounding uses are restaurants, a grocery store, professional offices, and a paint 

store. The carwash and the surrounding uses are consistent as patrons utilizing 

the shopping center now have access to a service station with an automatic 

carwash. 

 

 

3. The proposed use will not generate pedestrian or vehicular traffic that will 
be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood. 
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Supportive Evidence 
As the existing site is developed with a service station with mini-mart, the car wash 
would not generate any new traffic which would conflict with anticipated traffic in 
the area. 
 
The project is conditioned to replace the driveway approach off Alta Vista Ave with 
a sidewalk, curb, gutter, and landscaping strip. Also, the turning lane on Alta Vista 
Ave would be expanded by 130 feet. These proposals required an encroachment 
permit issued by the Public Works Department. 

 
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 

The original project included three driveway entrances, two off Freedom Blvd and 
the third off Alta Vista Ave. A fourth entrance provides access to the adjacent 
shopping center. The project is conditioned to replace the driveway approach off 
Alta Vista Ave with a sidewalk, curb, gutter, and landscaping strip. This would allow 
for better on-site vehicular circulation and queuing of vehicles using the car wash. 
The addition of a car wash would not result in a change in use or further 
intensification of the site, as the remaining two driveway approaches would 
accommodate anticipated traffic to the site.  
 
The project is also conditioned to extend the turn lane 130 feet on Alta Vista Ave 
with a 60-foot bay taper. As conditioned, the project incorporates roadway 
improvements as needed to reduce development impact on the surrounding 
neighborhood streets. 
 

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 project includes a Planting Plan that shows the location of proposed 
landscaping based on the Landscaping Plan. The plant palette includes an 
attractive mix of ground covers, shrubs, and trees. The proposed landscaping 
would enhance the area, including screening the car wash from public view. 
 
The carwash is also located adjacent to a shopping center where the nearby 

surrounding uses are restaurants, a grocery store, professional offices, and a paint 

store. The carwash and the surrounding uses are consistent as patrons utilizing 

the shopping center now have access to a service station with an automatic 

carwash. 
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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 

Conditions of Approval have been included to provide for the adherence to all City 
standards not addressed by the submittal. 

 
 
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 Special Use, as conditioned, 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. The project is proposing new 
landscaping, a 42-inch tall wrought iron fencing, replacing a driveway approach 
with sidewalk, curb, gutter, and landscaping strip. As well as providing a new 130-
foot-long turning lane on Alta Vista Ave.  
 
In summary, the project represents an added convenience that complements the 
service station, mini-mart, adjacent shopping center, and the vehicles traveling on 
Freedom Blvd.  
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CITY OF WATSONVILLE    EXHIBIT “A” 
PLANNING COMMISSION 

 
       Application No: 627 
       APN: 016-061-06 
       Applicant:  Shashi Sharma 
       Hearing Date:  January 18, 2022 
 
DESIGN REVIEW FINDINGS (WMC § 14-12.403) 

1. The proposed 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 
Land designated General Commercial (CG) in the City of Watsonville’s 2005 
General Plan allows for a variety of commercial related uses, including retail sales; 
personal, professional, financial, business and medical offices and services; 
entertainment; lodging; restaurants and automobile sales intended to serve the 
needs of the community and the surrounding region. Intensities in these areas shall 
not exceed a Floor Area Ratio (FAR) of 0.45.  
 
The project is proposing a ±1,600 square foot automated drive thru mechanical car 
wash in an existing service station with a ±2,363 square foot mini-mart and ±1,215 
fueling station canopy.  The FAR for the proposed project is 0.232. 
 
The proposed project is also consistent with the following General Plan goals, 
policies and implementation measures: 
 

 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.2 – Neighborhood Commercial Land Use. 
The City shall designate an appropriate amount of land for neighborhood 
commercial services to meet the daily shopping needs of surrounding 
residential populations. 

 
The project proposes construction of a new ±1,600 square foot automated drive 
thru mechanical car wash in an existing service station with a ±2,363 square foot 
mini-mart. The new car wash would complement the existing gas station with mini-

                                                           
2 Floor Area Ratio Calculation: building area ÷ lot area = FAR (5,178 SF ÷ 22,956 SF = 0.23 
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mart and shopping center by providing a convenient location for residents to 
patronize. The car wash would also serve the surrounding neighborhoods as the 
project site is located on Freedom Blvd, a major arterial road, that can sustain 
higher volumes of traffic. 
 

2. The proposed 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 proposed project is supplemental to the service station with mini-mart. The 
addition of the car wash would complement the minimart and service station and 
would not result in higher volumes of traffic, because the carwash would primarily 
be used by customers already onsite for the service station and mini-mart. 
Therefore, it is not anticipated that there will be a significant amount of extra trips 
to the project site due to project’s construction. 
 
In addition, the driveway approach derived off Alta Vista Ave would be replaced 

with a sidewalk, curb, gutter, and landscaping strip. This would create better 

vehicular circulation. Landscaping is also provided adjacent to the car wash, 

screening the war wash from public view. With associated landscaping and a new 

42-inch tall wrought iron fencing enclosing the car wash from the shopping center, 

the site would be enhanced aesthetically.  

The carwash is also located adjacent to a shopping center where the nearby 

surrounding uses are restaurants, a grocery store, professional offices, and a paint 

store. The carwash and the surrounding uses are consistent as patrons utilizing 

the shopping center now have access to a service station with an automatic 

carwash. 

 

3. The proposed 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 subject site is located on Freedom Blvd, a major arterial road that can 
withstand higher levels of vehicular traffic. As the existing site is developed with a 
service station with mini-mart, the car wash would not generate any new traffic 
which would conflict with anticipated traffic in the area. 
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The project is conditioned to replace the driveway approach off Alta Vista Ave with 
a sidewalk, curb, gutter, and landscaping strip. Also, the turning lane on Alta Vista 
Ave would be expanded by 130 feet. These proposals required an encroachment 
permit issued by the Public Works Department. 
 

4. The proposed 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 original project included three driveway entrances, two off Freedom Blvd and 
the third off Alta Vista Ave. A fourth entrance provides access to the adjacent 
shopping center. The project is conditioned to replace the driveway approach off 
Alta Vista Ave with a sidewalk, curb, gutter, and landscaping strip. This would allow 
for better on-site vehicular circulation and queuing of vehicles using the car wash. 
The addition of a car wash would not result in a change in use or further 
intensification of the site, as the remaining two driveway approaches would 
accommodate anticipated traffic to the site.  
 
The project is also conditioned to extend the turn lane 130 feet on Alta Vista Ave 
with a 60-foot bay taper. As conditioned, the project incorporates roadway 
improvements as needed to reduce development impact on the surrounding 
neighborhood streets. 
 

5. The proposed development incorporates features to minimize adverse 
effects including visual impacts of the proposed development on adjacent 
properties: 

 

1) Harmony and proportion of the overall design and the appropriate 

use of materials; 

2) The suitability of the architectural style for the project; provided, 

however, it is not the intent of this section to establish any particular 

architectural style; 

3) The sitting of the structure on the property, as compared to the 

sitting of other structures in the immediate neighborhood; 

4) The size, location, design, color, number, and lighting; and 

5) The bulk, height, and color of the project structure as compared to the 

bulk, height, and color of other structures in the immediate 

neighborhood. 
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Supportive Evidence 
The Plan Set includes elevations and renderings for the proposed car wash 
(Attachment 1, sheet A2.0). The proposed architectural design is compatible with 
an automated mechanical car wash setting. It has a modern look, with some 
façade articulation with colors to create visual interest. Proposed materials include 
concrete with a stucco finish. 
 
The project also includes a Planting Plant that shows the location of proposed 
landscaping based on the landscaping plan. The plan palette includes an attractive 
mix of groundcovers, shrubs, and trees. The proposed landscaping would enhance 
the area and screen to car wash from public view. A new 42-inch tall wrought iron 
fencing is also proposed to enclose the site, separating the site from the adjacent 
shopping center. 
 
The carwash is also located adjacent to a shopping center where the nearby 

surrounding uses are restaurants, a grocery store, professional offices, and a paint 

store. The carwash and the surrounding uses are consistent as patrons utilizing 

the shopping center now have access to a service station with an automatic 

carwash. 

 
 

6. The proposed special 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 
development. 

 
Supportive Evidence 
Conditions of Approval have been included to provide for the adherence to all City 
standards not addressed by the submittal. 
 

7. The proposed 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 proposed Special Use, as conditioned, 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. The project is proposing new 
landscaping, a 42-inch tall wrought iron fencing, replacing a driveway approach 
with sidewalk, curb, gutter, and landscaping strip. As well as providing a new 130-
foot-long turning lane on Alta Vista Ave.  
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In summary, the project represents an added convenience that complements the 
service station, mini-mart, adjacent shopping center, and the vehicles traveling on 
Freedom Blvd.  
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CITY OF CITY OF WATSONVILLE  EXHIBIT “B” 
PLANNING COMMISSION 
 

 Application No:  627 
 APN: 016-061-06 
 Applicant:  Shashi Sharma 
 Hearing Date:  January 18, 2022 

 
SPECIAL USE PERMIT WITH DESIGN REVIEW CONDITIONS OF APPROVAL  
 
General Conditions 
 
1. Approval. This approval applies to the plans titled “Watsonville Car Wash” 

received by the Community Development Department on September 22, 202, 
and revised on April 2, 2021, revised again on May 5, 2021, filed by Brenda 
Ramirez for CVEAS, Inc., project applicant, on behalf of Shashi Sharma, property 
owner.  (CDD-P) 

 

2. Conditional Approval Timeframe. This Special Use Permit with Design Review 
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 Section 14-12.1000 of the Watsonville Municipal 
Code (WMC).  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 approval is shall be effective 14 days after the date of 
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 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) 

 
8. Findings. Approval is subject to making findings and supportive evidence in 

accordance with WMC Section 14-12.403 (Design Review Findings), with 
attached said Findings, and made a part of this Minor Design Review Permit and 
Environmental Review. (CDD-P) 

 
9. Conditions of Approval. A copy of the conditions of approval must be printed 

within 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 shall not be accepted at the plan check phase. (CDD-P) 

 

8. 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 conditions of the building permit: 

“I understand that the subject permit involves construction of 
a building (project) with an approved Design 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 
 

Building and Fire-related conditions: 
 
10. Required Permits. The applicant shall obtain all required building permits 
 (Building, Electrical, Plumbing, Mechanical, Grading, etc.) for this project. (CDD-
 B-E) 
 
11. Building Code. Project construction shall comply with all applicable 
 provisions of Title 24 of California Code of Regulations, such as the latest version 
 of the California Building Code. (CDD-B) 
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12. Fire Code. Project construction shall comply with California Fire Code as 

adopted by the City. (WFD) 
 
13. 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 be performed 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)  

 
14. Preconstruction Meeting. Prior to issuance of a building permit or the 

commencement of any site work, the project applicant and the general contractor 
shall attend a pre-construction meeting with the Building Official and City staff to 
discuss the project conditions of approval, working hours, site maintenance and 
other construction matters.  The general contractor shall acknowledge that 
he/she has read and understands the project conditions of approval, particularly 
those pertaining to construction practices and site safety, and will make certain 
that all project sub-contractors have read and understand them prior to 
commencing work and that a copy of the project conditions of approval will be 
posted on site at all times during construction. (CDD-E, B) 

15. 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) 
 

16. Water Conservation.  The operation of a new carwash must employ the best 
available water conservation technology, pursuant to WMC Section 6-3.432(e). 
(PW) 

 
17. Sand/Oil Interceptor.  The applicant shall provide a plumbing detail of the 

underground reclaimed vaults’ sand/oil interceptor for Source Control staff review 
and approval. (PW) 

 
Project Specific Conditions 
 
18. Photometric Plan. Prior to submitting a building permit application, revise the 

plans to include a photometric lighting plan for the required on-site security 
lighting. The maximum height for all pole-mounted lighting shall be 25-Feet. The 
maximum foot-candles shall be 30fc’s. (CDD-P) 

 
19. Light Shields. All proposed lighting adjacent to the public right-of-way (Hangar 

Way) and adjacent residential development shall incorporate shielding or cutoffs 
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to reduce light glare to the public right-of-way and adjacent residential 
development. (CDD-P) 

 
20. Lighting Sensors. The new lighting systems shall incorporate occupancy 

sensors to enhance the light intensity after close of business. The lighting 
systems shall incorporate motion detectors that programs lighting intensities 
when sensing motion. (CDD-P) 

 
21. Light Angles. All lighting shall have 0 degrees of tilt and direct light downward 

on site to reduce glare and light pollution. (CDD-P) 
 
22. Disabled access for site. Public and private site improvements shall be 

designed in accordance with the Americans with Disabilities Act (ADA) and CBC 
Chapter 11. Site plan shall include a site accessibility plan identifying exterior 
path of travel and detailing running slope, cross-slope, width, pedestrian ramps, 
curb ramps, handrails, signage, and raised detectable warnings. The design 
professional shall ensure that the site accessibility plan is in compliance with the 
latest Federal and State regulations.  Path of travel shall be provided from the 
public right of way and accessible parking space to each building.  Accessible 
paths of travel shall be identified and designed to access all public facilities. The 
designer of record or a CASP certified inspector shall provide a certification of 
compliance, that the project complies with disabled access requirements of the 
CBC Chapter 11 A and/or 11B and all applicable required Federal and State 
Disabled Access Standards prior to final inspection by the City of Watsonville 
Building Inspector.  (CDD-B) 

 
23. Disabled access for building. Public and private buildings shall be designed in 

accordance with ADA and CBC Chapter 11. Plans shall include an accessibility 
plan identifying all accessible elements required to comply with the ADA and 
California Building, Plumbing, Electrical and Mechanical Codes as they apply to 
accessibility detailing ramps, handrails, signage, restrooms, bathing facilities, 
kitchens, common areas, drinking fountains, doors, entries and all elements of 
this project required to be accessible. The design professional shall ensure that 
the building accessibility plan is in compliance with the latest Federal and State 
regulations. Accessible paths of travel within the building shall be identified and 
designed to access all public facilities. The designer of record or a CASP certified 
inspector shall provide a certification of compliance that the project complies with 
disabled access requirements of CBC Chapter 11 A and/or 11B and all 
applicable required Federal and State Disabled Access Standards prior to final 
inspection by the City of Watsonville Building Inspector. (CDD-B) 

 
24. Encroachment Permit. All proposed work in the public right-of-way requires an 

encroachment permit issued by the Public Works Department. No work shall 
commence in the public right-of-way until an encroachment permit has been 
issued by the Public Works Department. (CDD-PW) 
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25. Fire Service Assembly. The fire sprinkler system requires installation of a fire 
service backflow device. The fire service backflow device shall comply with all 
City of Watsonville Public Improvement Standards. (CDD-PW) 

 
26. Backflow Protection. The landscaping plans call for a new one-inch irrigation 

meter. The new irrigation meter shall be backflow protected per City of 
Watsonville Public Improvement Standard W-10. (CDD-PW) 

 
27. Wastewater Discharge. Any wastewater generated from individuals pre-

washing their vehicles before entering the car wash is prohibited from 
discharging to the new valley gutter connecting to the storm drain. (CDD-PW) 

 
28. Source Control. Source Control requires additional detail on plants indicating 

the point of connection where the car wash wastewater discharge will tie into the 
existing four-inch sewer lateral serving the property. (CDD-PW) 
 

29. Clarifiers. Source Control requires additional details on the size and location of 
the clarifiers needed for pretreatment of the car wash wastewater prior to 
discharging to the City sewer. (CDD-PW) 

 
Prior to issuance of a Building Permit, the following requirements must be met: 

 
30. Building Permit Fees. Prior to issuance of a building permit, all outstanding and 

applicable associated fees with processing this project shall be paid to the 
Community Development Department. 
 

31. Easement Required. Prior to issuance of a building permit, the applicant is 
required to record a utility easement with APN: 016-061-10 to allow utilities to 
cross the site onto the public right-of-way. Evidence of the easement recordation 
is required to be submitted to the Community Development Department. No 
permit will be issued until this condition is satisfied. (CDD-P) 
 

32. Traffic Impact Fees. Prior to issuance of a building permit, the 
applicant/property owner is required to pay all Traffic Impact Fees to the 
Community Development Department. A building permit will not be issued until 
the Traffic Impact Fees are paid. (CDD-P, PW) 

 
33. Alta Vista Turning Lane. Prior to issuance of a building permit, the plans shall 

be revised to show the required 130 foot turning lane on Alta Vista Ave with a 60-
foot bay taper. (CDD-P, PW) 
 

34. 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 

Page 144 of 152



19 
Reso No.            (CM) 
C:\Program Files\eSCRIBE\TEMP\15431857988\15431857988,,,Resolution and Exhibits - 1455 Freedom Blvd .docx  
bvf 1/13/2022 3:43:19 PM 

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. TREES – The project shall provide at least the same number of trees shown 

on the Planting Plan.  (CDD-P) 
 

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) 

 

35. Non-Invasive Plant Species. The Landscape Plan shall not include any invasive 
plant species. (CDD-P) 

 

36. 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, E) 

 
37. Water Efficient Landscape Ordinance. The applicant shall submit a landscape 

documentation package and demonstrate compliance with the California Model 
Water Efficient Landscape Ordinance, pursuant to WMC section 6-3.801.  (CDD-
P, E) 
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38. Water Conservation. All development shall utilize water conservation, including 

low-flow faucets, laundry facilities, toilets and showerheads, 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.  Turf shall not be used in median strips, parking islands, or in areas 
less than eight (8) feet wide, or on slopes that will result in excess irrigation water 
run-off.  (CDD-P, B, E)  

 
39. Post Construction Stormwater Ordinance. The project is subject to the WMC 

Section 6-3.535 (Post Construction Requirements).  The applicant shall prepare a 
stormwater control plan (SWCP) that demonstrates compliance with the ordinance 
to the satisfaction of the City Engineer.  (CDD-P, E) 

 
40. Erosion Control. Prior to issuance of an Engineering Permit, an Erosion Control 

Plan shall be submitted with the permit application.  Erosion control plans shall 
provide Best Management Practices (BMPs) during construction to prevent 
erosion of constructed slopes, and sediment and contaminants from being 
entrained in runoff.  BMPs shall comply with the City of Watsonville Erosion Control 
Standards, the best management construction practices per the Monterey Bay 
Unified Air Pollution Control District (MBUAPCD), and the Erosion and Sediment 
Control Field Manual by the California Regional Water Quality Control Board, San 
Francisco Region, latest edition.  Erosion control measures shall be installed 
according to each phase of construction as outlined by the erosion control plan.  
The applicant shall ensure that all contractors are responsible for the upkeep of all 
erosion control standards and BMPs. (CDD-B, E) 
 

41. Dust Control. To minimize dust/grading impacts during construction the applicant 
shall: 

a. Time activities so that paving and building construction begins as soon as 
possible after grading is completed and when feasible limit major earth 
moving to mornings and/or periods of light winds. 

b. Providing and using water trucks on-site (but not on public streets) to spray 
water on all exposed surfaces) 

c. Spray water on all exposed earth surfaces during clearing, grading, earth 
moving and other site preparation activities throughout the day to minimize 
dust.   

d. Use tarpaulins or other effective covers on all stockpiled earth material and 
on all haul trucks to minimize dust.  

e. Landscaping disturbed soils as soon as possible. 
f. 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.  
g. 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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h. 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) 
 

42. Post a publicly visible sign which specifies the telephone number and person to 
contact regarding dust complaints.  This person shall respond to complaints and 
take corrective action within 48 hours.  The phone number of the MBUAPCD shall 
be visible to ensure compliance.  (CDD-B, E) 
 

43. Onsite Superintendent. The 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. (CDD-E) 
 

44. On/Off Site Permit. Separate On/Off Site Permits are required for work onsite and 
in the public right-of-way.  For instance, the applicant shall obtain an encroachment 
permit for new street improvements for driveways and utility work in the public 
right-of-way.  In addition, the applicant shall be responsible for any repairs within 
the limits of the development, including streets and paving, curbs and gutters, and 
sidewalks.  (CDD-E) 

 
45. Public Improvement Standards. Unless otherwise noted, City of Watsonville 

Public Improvement Standards shall be used for private as well as public 
improvements.  All development shall comply with the City of Watsonville Public 
Improvement Standards.   Plans and design documents shall be signed and 
stamped by a California Licensed Civil Engineer.  Deviations to the City Standards 
must be approved by the City.  City Standard Drawings shall be included in the 
plans. (CDD-E) 

 
46. Street Improvements. The applicant shall construct street improvements along 

all property frontages meeting the current requirements of the Public Improvement 
Standards.   Street improvements shall include, but not be limited to: curbs, gutters, 
sidewalks, and access ramps. (CDD-E) 

 
47. Repair of Existing Street Improvements. The applicant shall repair any curbs, 

gutters and sidewalks located adjacent to the project which exhibit damage either 
caused by the construction or preexisting before construction to the satisfaction of 
the City Engineer. (CDD-E) 

 
48. Underground Utilities. All electrical and communication utility cables and 

equipment shall be installed underground within or adjacent to the development.  
Aerial services are prohibited: no new overhead services to the property or 
overhead extensions of main lines will be permitted. (CDD-E) 
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49. Solid Waste Service Plan. Solid waste generated during the construction shall be 
serviced by the City of Watsonville Solid Waste Division.  Applicant shall submit a 
Solid Waste Service Plan on the City form. (CDD-E) 

 
50. Video Inspection. All sanitary sewers and storm drains which will be dedicated to 

the City shall be video inspected and recorded in the Mpeg format.  The DVD shall 
be delivered to the City for its review and approval. (CDD-E) 

 
51. Impact Fees. The Project shall be subject to all standard City Impact Fees at time 

of building permit issuance.  (CDD-E) 
 
52. Civil Plans. Prior to issuance of a building permit, civil plans are required to show 

all utilities and locations for the utility connections, reconstructed driveway 
approaches, new curb, gutter, and sidewalks. Ensure all applicable standards are 
attached to the plans. (CDD-P, PW) 

 

During Construction, the following conditions shall be complied with: 
 
53. Construction Vehicles. Developer shall use properly maintained construction 

vehicles and equipment and the best available control technology to minimize 
emissions from internal combustion engines. (CDD-E)  
 

54. 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) 

 
55. Best Management Practices. Provide BMPs during construction to prevent 

sediment, debris and contaminants from draining offsite.  BMPs 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.   Provide a note on the 
improvement plans stating that construction should take place between April 15 
and October 15. The applicant shall ensure that all contractors are aware of all 
erosion control standards and BMPs. (CDD-E) 
 

56. Solid Waste Disposal.  All solid waste generated inside City limits must be hauled 
from the site of generation by the City of Watsonville Solid Waste Division, 
pursuant to Chapter 3 (City Utilities) of Title 6 (Sanitation and Health) of the 
Watsonville Municipal Code.  This includes all wastes generated at construction 
sites, excavation projects, land clearing, demolition, earthwork projects, remodels, 
grading, and tenant improvement projects as well as ongoing business/residential 
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use on the premises.  Applicant shall comply with all applicable requirements for 
removal and disposal of hazardous materials. (PW) 

 
57. Unanticipated Discovery of Archeological Resources.  In the unlikely event 

that archeological resources are discovered during the earth-moving process, all 
development activities shall cease immediately and remain stopped until an 
assessment has been completed by an archaeological specialist and approved by 
the City. (CDD-E) 

 

Construction notes to be included with the Improvement Plans: 
 
58. Damaged Public Facilities.  Existing public facilities damaged during the course 

of construction or in an existing state of disrepair shall be repaired by the applicant, 
at the applicant's expense, to the satisfaction of the City. (CDD-E) 
 

59. Inspection Notice.  Contractor shall provide a minimum of 48 hours notice in 
advance of any required inspection.  Any temporary suspension of work or 
returning to work for any reason shall be cause for the developer or contractor to 
telephone the Public Works Inspector at 831-768-3100. (CDD-E) 

 
Prior to Final Occupancy: 
 
60. 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) 
 

61. Site Cleanup. All trash and construction debris shall be removed from the site. 
(CDD-B) 

 
62. Improvements. All improvements identified on the plans must be completed. 

(CDD-E) 
 

63. Landscaping & Irrigation. All landscaping and irrigation shall be installed and 
approved prior to occupancy of the project.  (CDD-P, E) 
 

64. Signatures. All final improvements shall be signed off by all responsible licensed 
professionals.  (CDD-B, E) 

 
65. Utility Easement. A utility easement shall be prepared and recorded to the 

satisfaction of the Community Development Director. The utility easement shall be 
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recorded on the adjacent APN 016-016-10 to allow the utility to connection onto 
the public right-of-way. (CDD-P, PW, E)  

 

Ongoing Conditions 

 
66. Lighting and Landscaping Maintenance. Lighting, landscaping and all other site 

improvements shall be maintained by the property owner 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) 
 

67. Post Construction Stormwater Ordinance – Inspection, Maintenance and 
Annual Reporting. The property owner or representative shall perform 
inspections, maintenance to the post construction storm water mitigation facilities 
and report to the city each year on these activities as outlined by the City approved 
stormwater operation and maintenance plan and agreement. (CDD-E) 
 

68. Indemnfication. The applicant shall indemnify, defend and hold harmless the City, 
its Council, Planning Commission, advisory boards, officers, employees, 
consultants and agents (hereinafter “City”) from any claim, action or proceeding 
(hereinafter “Proceeding”) brought against the City to attack, set aside, void or 
annul the City’s actions regarding any development or land use permit, application, 
license, denial, approval, or authorization, including, but not limited to, variances, 
use permits, development plans, specific plans, general plan amendments, zoning 
amendments, approvals and certifications pursuant to the California 
Environmental Quality Act, and/or any mitigation monitoring program, or brought 
against the City due to actions or omissions in any way connected to the 
Applicant’s Project (“Challenge”). City may, but is not obligated to, defend such 
Challenge as City, in its sole discretion, determines appropriate, all at Applicant’s 
sole cost and expense. This indemnification shall include, but not be limited to, 
damages, fees and/or costs awarded against the City, if any, and costs of suit, 
attorney’s fees and other costs, liabilities and expenses incurred in connection with 
such proceeding whether incurred by the Applicant, City, and/or parties initiating 
or bringing such Proceeding. If the Applicant is required to defend the City as set 
forth above, the City shall retain the right to select the counsel who shall retain the 
right to select the counsel who shall defend the City. Per Government Code 
Section 66474.9, the City shall promptly notify Applicant of any Proceeding and 
shall cooperate fully in the defense. 
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Key to Department Responsibility 
CDD-B = Community Development Department - Building Division 
CDD-P = Community Development Department - Planning Division 
CDD-E = Community Development Department - Engineering Division 
PW = Public Works Department 
CM = City Manager 
WFD = Fire Department 
WPD = Police Department 
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CITY OF WATSONVILLE     EXHIBIT “C” 
PLANNING COMMISSION 
       Application No:  627 

       APN:   016-061-06 
       Applicant: Shashi Sharma  
       Hearing Date:  January 18, 2022 
 

Applicant:  Brenda Ramirez on behalf of CVEAS, Inc.   

Address:   2511 Logan Street, Selma, CA 93662 

Project:  Special Use Permit with Design Review and Environmental Review 

to allow construction of a 1,600± square foot automated mechanical 

car wash for an existing gas station with mini-mart. 

Location:  1455 Freedom Boulevard 

Property Owner: Shashi Sharma 

Address:   82 North Main Street, Milpitas, CA 95035 

A Special Use Permit with Design Review and Environmental Review (Application No. 

627) to allow construction of a 1,600± square foot automated mechanical car wash for an 

existing gas station with mini-mart located at, 1455 Freedom Blvd, Watsonville, CA (APN: 

016-061-06), was reviewed by the Planning Commission at a public hearing on January 

18, 2022, 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.   

 

         

Suzi Merriam  
Community Development Director 
 
 

Page 152 of 152


	Planning Cover Sheet.doc
	Agenda
	3.c Ramsey Park Presentation.pdf
	3.c Planning Commission - Community Presentation 2022.01.18 Final.pdf
	4.a Minutes 12-7-21.pdf
	5.a 1455 Freedom Blvd - Staff Report - Carwash.pdf
	5.a 1) Car Wash Plans.pdf
	5.a 2) Traffic Impact Study - Dated 4-1-21.pdf
	5.a 3) Automobile Mechanical Wash Criterial and Standards.pdf
	5.a Resolution and Exhibits - 1455 Freedom Blvd .pdf

