
Ceiba College Prep
Ge n e ra l Pla n  /  Zon in g Ma p  Ch a n ge  
& Spe cia l Use   Pe rm it   (App  # 1737)

CITY COUNCIL |   Fe b ru a ry 28, 2023

215 Locu st  St re e t  



Overview
● Propose d  p ro je ct
● Proce du re
● Discu ssion
● CEQA
● Fin d in gs
● Pu b lic com m e n t
● Re com m e n da t ion

Presenter Notes
Presentation Notes
Replace vicinity map!!



Proposed Project
● Project: Allow pe rm a n e n t  e sta b lish m e n t  o f a  525-stu de n t  ch a r te r  sch ool 
● Applicant: Ce iba  Colle ge  Pre pa ra tory Aca de m y
● Grades: 6 – 12 



Project Location
● Address: 215 Locu st  St re e t  (fo rm e rly 260 W Rive rside  Dr)
● Site size: 2.1± a cre s
● APN: 017-161-51
● Facilities: 27,000± sf bu ild in g w/  8,500± sf m e zza n in e
● Previous use(s):

○ Stora ge  (for  Nord ic Na tu ra ls) 
○ Sh ipp in g fa cility (for  DHL In te rn a t ion a l)
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Existing
Land Use
Designation

Industrial 



Project Approvals
● Ge n e ra l Pla n  Ma p  (a ka  La n d  Use  Dia gra m ) Am e n dm e n t

○ Exist in g: In du st r ia l
○ Propose d : Pu b lic/Qu a si-Pu b lic

● Zon in g Ma p  Am e n dm e n t
○ Exist in g: IG (Ge n e ra l In du st r ia l)
○ Propose d : N (In st itu t ion a l)

● Spe cia l Use  Pe rm it  with  En viron m e n ta l Re vie w 



General Plan & Zoning Map Changes
EXHIBITB~ 

~Parcels 



Procedure
● General Plan Map m a y be  

a m e n de d  by Cou n cil 
wh e n e ve r  th e  pu b lic 
n e ce ssity, th e  ge n e ra l 
com m u n ity we lfa re , a n d  good  
zon in g p ra ct ice s  pe rm it  su ch  
a m e n dm e n t .  WMC § 14-
12.700

● Zoning Map m a y be  a m e n de d  
a ccord in g to  th e  sa m e  
p roce du re s. WMC § 14-12.802



Procedure
● Special Use Permit re qu ire d  

fo r  sch ool u se  in  a  N Dist r ict . 
WMC § 14-16.802(a )(6)  

● Environmental Review
re qu ire d  fo r  p ro je ct s  su b je ct  
to  th e  Ca lifo rn ia  En viron m e n t -
a l Qu a lity Act  (CEQA)



Discussion
● Com pa t ib le  u se
● Ge n e ra l Pla n  con sis te n cy
● Zon in g con sis te n cy
● Pa rkin g
● Site  a cce ss  /  circu la t ion
● Acce ssib le  pa th  o f t ra ve l
● Sa fe  rou te s  to  sch ool
● Flood  p roofin g
● En viron m e n ta l re vie w



Compatible Use
● Sch ools  n o t  o ft e n  loca te d  in  in du st r ia l a re a s
● Exist in g bu sin e sse s do  n o t  re p re se n t  h e a vy in du st r ia l u se s
● Con d it ion s o f a pprova l a re  in te n de d  to  a ddre ss  com pla in t s

○ Tra ffic con ge st ion  du r in g m orn in g d rop -off a n d  a ft e rn oon  p ick-u p  t im e s
○ Odors from  th e  t ra sh  e n closu re
○ Use  of n e a rby va ca n t  la n d  for  re cre a t ion a l a ct ivit ie s
○ Se e  Con d it ion s 27, 28, 29, 30, 41 a n d  50



General Plan: Children & Youth Element
● Policy 7.A Planning for Children, Youth, and Families – Th e  City o f 

Wa tson ville  is  com m it te d  to  p rovid in g a n d  p rom ot in g a  sa fe , se cu re , 
p ro te ct ive , h e a lth y, a n d  st im u la t in g com m u n ity e n viron m e n t  fo r  it s  
ch ild re n , you th , a n d  fa m ilie s…

● Policy 7.E Educational and Training Systems – Th e  City o f Wa tson ville  
sh a ll co lla bora te  with  th e  Pa ja ro  Va lle y [Un ifie d ] Sch ool Dist r ict , a re a  
com m u n ity co lle ge  d is t r ict s , p r iva te  sch ools , a n d  th e  Un ive rsity o f 
Ca lifo rn ia  in  o rde r  to  m a xim ize  e du ca t ion a l, de ve lopm e n ta l, a n d  
le a rn in g opportu n it ie s  fo r  a ll ch ild re n , you th , a n d  pa re n t…



General Plan: Transportation & Circulation Ele
● Policy 10.A Street & Highway Improvements – Th e  City sh a ll pu rsu e  a  

p rogra m  of re gu la r ly sch e du le d  m a in te n a n ce  a n d  st re e t  
im prove m e n ts , a ccom pa n ie d  by th e  p la n n e d  e xte n sion  of roa dwa ys to  
se rve  n e w de ve lopm e n t

● Policy 10.M Pedestrian Circulation – Re cogn ize  th e  im porta n ce  of 
pe de st r ia n  t ra ve l, a lon e , o r  in  com bin a t ion  with  o th e r  t ra ve l m ode s, 
a n d  to  e n cou ra ge  wa lkin g



General Plan: Transportation & Circulation Ele
● Policy 10.O Walkway Aesthetics & Safety – Pe de st r ia n  wa lkwa ys 

sh ou ld  be  de sign e d  to  p rom ote  wa lkin g by p rovid in g a  sa fe  a n d  
a e sth e t ica lly p le a sin g pa th  o f t ra ve l

● Policy 10.P Pedestrian Access – Acce ss fo r  pe de st r ia n  t ra ve l sh a ll be  
m a in ta in e d  wh e re  it  a lre a dy e xist s  a n d  p rovide d  wh e re  it  doe s n o t , in  
o rde r  to  p re ve n t  o r  e lim in a te  ba rr ie rs  to  pe de st r ia n  t ra ve l



General Plan: Public Safety Element
● Policy 12.D Flood Hazard Reduction – Th e  City sh a ll pu rsu e  th e  

p ro te ct ion  of n e w a n d  e xist in g de ve lopm e n t  from  th e  im pa ct s  o f 
flood in g u p  to  th e  100-ye a r  e ve n t



General Plan: Land Use Element
● Policy 4.D – Th e  City sh a ll p rom ote  m ode rn iza t ion  of e xist in g in du st r ia l 

p la n t s  a n d  th e  loca t ion  of n e w in du st r ia l fa cilit ie s  on  la n ds p la n n e d  for  
in du st ry in  Watsonville 2005

● Implementation Measure 4.3.4 Industrial Reserve – Th e  City sh a ll 
m a in ta in  a  re se rve  o f in du st r ia l la n d  su fficie n t  to  m e e t  th e  lon g-te rm  
job  cre a t ion  goa ls  a n d  to  e n a b le  th e  City to  m a xim ize  e con om ic 
opportu n it ie s  con sis te n t  with  th e  City’s  Com pre h e n sive  Econ om ic 
De ve lopm e n t  Act ion  Pla n



General Plan Consistency
● Th e  p ro je ct  wou ld  p rovide :

○ Edu ca t ion a l se rvice s to  500+ ch ild re n
○ Opportu n it ie s  for  a ca de m ic de ve lopm e n t

● Th e  p ro je ct  is  re qu ire d  to :
○ In sta ll s t re e t  im prove m e n ts
○ En h a n ce  th e  s it e ’s  wa lkwa y
○ Flood  p roof th e  e xis t in g bu ild in g

● Th e  p ro je ct  re p re se n t s:
○ A sm a ll con ve rsion  of in du st r ia lly de sign a te d  la n d
○ Min im a l ch a n ge s to  th e  City’s  in du st r ia l ba se



Zoning Consistency
● Con siste n t  with  a llowe d  u se s with  issu a n ce  of a  SUP
● Con form s with  m in im u m  de ve lopm e n t  s t a n da rds fo r  se tba cks 



Parking
● In con sis te n t  with  m in im u m  pa rkin g re qu ire m e n ts
● No room  to  a dd  su fficie n t  pa rkin g on sit e
● Stu dy con firm s in a de qu a te  su pp ly

n 
cm • • 

.......... 

............ ~~XAGON T~ANSPO~TATION (ONSULTANTS , IN<. 
Memorandum 

Date: November 4, 2021 

To: Ms. Elizabeth Sanborn Falcon, Benchmark Realty Advisors 

From: Katie Riutta, Ollie Zhou 

Subject: Parking Study for Ceiba College Preparatory Academy in Watsonville, California 



Parking-related Conditions
● Ma n da tory t ra ve l be h a vior  ch a n ge  (# 43)
● Ca rpool m a tch in g p rogra m  (# 44)
● In ce n t ive s o r  p rom ot ion a l e ve n t s  (# 45)
● Bicycle  p rogra m  (# 46)
● Prom ot ion s a n d  m a rke t in g (# 47)
● Pre fe re n t ia l ca rpool /  va n pool pa rkin g spa ce s (# 48)
● Tra n sit  su bsid ie s  (# 49)

Con d it ion s in te n de d  to  re du ce  sch ool’s  pa rkin g de m a n d  a n d  sp illove r  
e ffe ct s  on  n e a rby st re e t s



Site Access / Circulation
● Two d rive wa y a pproa ch e s
● On ly on e  off Locu st  St  m a y be  u se d  by pa re n t s  & th e ir  ch ild re n  (# 27)
● Sch ool sh a ll p re pa re  a  Sa fe  Rou te s to  Sch ool (SRTS) Pla n  (# 28)
● En h a n ce  sch ool re spon sib ility re qu ire d  to  a ddre ss  con ge st ion  (# 29)
● Im prove  crossin g gu a rd  t ra in in g (# 30)



SRTS Pla
CEIBA 
COLL GE F'REP 

* 
** Safe Routes 

PA1RTN RSHIP 

DRIVING - CONDUCIR .. 
Turn right into Ceiba. 
Gire a l!a derecha en Ceiba. 

Turn right out of Ceiba. 
Gire a Ila derecha para salir de Ceiba. 

Turn right onto Riverside Drive. 
Gire a la derecha en Riverside Drive. 

Please be extra cautious at the cross 
walks and follow the crossing guards at 
all times. 

Par favor, extreme las precauciones en 
las pasos de peatones y siga a las 
guardias de cruce en todo momenta. 

StLJdent drop-off and pick-up 

Dejar y recoger a las estud iantes 



All Duty Locations: 
• Vehicles cannot double park; or 

park next to a parked car on the 
side of the street 

• Vehicles must complete the drop 
off, pick-up procedu re around the 
school (They should not drop off or 
pick up on Locust} 

A (Riverside & Locust): 
• Right turns only in and out of 

LocusURiverside 
• Group students before crossing 

B (Ceiba Driveway): 
• Right turns only into and out of Ceiba 
• Group students before they cross 

driveway 

C (2nd St and Locust): 
• Traffic flow is priority., group students to 

wait to walk until the traffic goes through 
• If traffic on Locust is backed up, radio for B 

and C to let cars thrnugh 
• No drop offs on Locust 

D (Driveway entering building): 
• Traffic flow is priority, gmup students to 

wait to walk until the traffic goes through 

E (2nd St and Walker) : 
• Traffic fl ow is priority., group students to 

wait to walk unti l the traffic goes througlh 



Accessible Path of Travel
● En t ry d idn ’t  se pa ra te  pe de st r ia n s from  ca rs
● Possib le  m od ifica t ion s in clu de :

○ Ra ise d  cu rb  a n d  pa vin g
○ Ra ilin gs 
○ De te cta b le  wa rn in g 36" wide

Image date: Aug. 16, 2021



Accessible Path of Travel

Image date: Feb. 8, 2023



Safe Routes to School
● Com ple te  St re e t s  to  Sch ools  Pla n  

(2020) m a in  goa ls:
○ Im prove  sa fe ty a n d  com fort
○ Re du ce  con ge st ion

● Ide n t ifie d  de ta ile d  re com m e n da t ion s 
● Con d it ion s re qu ire  e n h a n ce m e n ts  a t :

○ Locu st  St re e t  a n d  Se con d  St re e t
○ Wa lke r  St re e t  a n d  Se con d  St re e t
○ Pin e  St re e t  a n d  Se con d  St re e t
○ Pin e  St re e t  a n d  W Be a ch  St re e t

CHAPTER 4 SCHOOL-LEVEL RECOMMENDATIONS AND PROFILES 

Recommended Infrastructure Improvements around Ceiba College Prep 

The following table lists recommendations for Ceiba College Prep, and the following map shows their locations in relation 

to the school. 

Location Recommendat1on {where feasible, upon further review) 

Riverside Drive/Hwy 129 Install S1-1 with W16-6P school zone signs as appropriate. 

Riverside Drive/Hwy 129 at Locust Install high-visibility crosswalk across Locust Street, with curb extensions on both 

Street sides of the new crosswalk. Upgrade ramps to meet current standards. 

Riverside Drive/Hwy 129 at Menker Install high-visibility crosswalk across Menker Street, with curb extensions on 

Street both sides of the new crosswalk. Upgrade ramps to meet current standards. 

Riverside Drive/Hwy 129 at Walker 
Install high-visibility crosswalk on northwest leg of intersection. 

Street 

Locust Street between Beach Street 
Install sidewalk to close sidewalk gaps. Trim overgrown vegetation. Install 

and Riverside Drive/Hwy 129 
pedestrian-scale lighting. long-term: Remove sidewalk obstructions and 

consolidate or remove driveways where feasible. 

School driveway 
Widen painted path on north side of driveway to at least eight feet. Trim 

vegetation to clear pedestrian space. Long-term: Install raised sidewalk. 

Locust Street Install $1-1 with W16-9P School Advance Crossing signs as appropriate. 

Locust Street at 2nd Street 
Install high-visibility crosswalks on all legs. Install curb extensions on all corners 

and upgrade ramps to meet current standards. 

Install high-visibi lity crosswalks on all legs. Install curb extensions to reduce 

Walker Street at 2nd Street crossing distance across 2nd Street. Upgrade ramps to meet current standards. 

Short-term: Paint red curb 20' from each corner to prevent parking encroachment. 

2nd Street between Rodriguez Study the feasibility of Safe Routes to Schools Corridor treatments, especially 

Street and Pine Street near school. 

Walker Street between Beach Street 

and Riverside Drive/Hwy 129 
Refresh yellow center lines. 

Walker Street between W Lake and 

Beach Street 
Fill sidewalk gaps on west side. 

Install ADA-compliant facilities. Reconfigure intersection to shorten both 

crossings of Walker by installing pedestrian refuge islands and/or curb 

Walker Street at Beach Street extensions at SE and NW corner. Add marked crossing on east side of Beach 

Street. Upgrade ramps to meet current standards. Study additional pedestrian 

improvements when rail trail segment is constructed. 

See c itywide recommendations for 2nd Street/Maple Avenue, Rodriguez Street. 

and Riverside Drive. 

. ' " . 
CITY OF WATSONVILLE COMPLETE STREETS TO SCHOOLS PLAN P. 38 



Condition #31: Pedestrian Crossing Upgrades 
St re e t  crossin gs n e a rby to  th e  sch ool s it e  sh a ll be  u pgra de d  to  in clu de  high -
visibility crosswalks a lon g with  a ppropria te  in -st re e t  s ign s pe r  CA MUTCD 
sta n da rds.  Sch ool Adm in ist ra t ion  s t a ff sh a ll su bm it  a n  En croa ch m e n t  Pe rm it  
to  th e  City o f Wa tson ville  with in  12 m on th s o f th e  a pprova l o f th e  Spe cia l Use  
Pe rm it fo r  u pgra d in g th e  fo llowin g loca t ion (s) to  p rovide  h igh -visib ility 
crosswa lks a n d  a ppropria te  s ign a ge :
•  Locu st  St re e t  a n d  Se con d  St re e t ;
•  Wa lke r  St re e t  a n d  Se con d  St re e t ;
•  Pin e  St re e t  a n d  Se con d  St re e t ; a n d
•  Pin e  St re e t  a n d  W. Be a ch  St re e t . (PWD)



Condition #32: Accessible Ramps on Nearby S
Sch ool Adm in ist ra t ion  s t a ff sh a ll su bm it  a n  En croa ch m e n t  Pe rm it  to  th e  City 
o f Wa tson ville  with in  12 m on th s o f th e  a pprova l o f th e  Spe cia l Use  Pe rm it  fo r  
upgrading ramps a t  th e  a bove  loca t ion (s), a s  n e ce ssa ry, to  m e e t  cu rre n t  
Am e rica n s with  Disa b ility Act  (ADA) sta n da rds. 

In  a dd it ion , Sch ool Adm in ist ra t ion  s t a ff sh a ll su bm it  a n  En croa ch m e n t  Pe rm it  
to  th e  City o f Wa tson ville  with in  12 m on th s o f th e  a pprova l o f th e  Spe cia l Use  
Pe rm it  fo r  filling in sidewalk gaps a lon g th e  e a st  s ide  o f Locu st  St re e t  
be twe e n  th e  sch ool d r ive wa y a n d  Rive rside  Drive . (PWD)



Source : Maria Esther Rodriguez, Assistant Public Works Director/ City Engineer 
Attachment 8 

page 1 of 1 



Environmental Review
● Pro je ct  is  e xe m pt  from  CEQA be ca u se …

● No ch a n ge , e xpa n sion  or  in te n sifica t ion  
of e xist in g u se  (CEQA Guidelines § 15301)

● Allowin g sch ool u se  on  pe rm a n e n t  ba sis  
wou ld  n o t  re su lt  in  a  s ign ifica n t  e ffe ct  on  
th e  e n viron m e n t  (CEQA Guidelines §
15061(b)(3))

11·,1u1 
LAW OFFICES OF YOUNG , MINNEY & CORR , LLP 

THE CHARTER LAW FIRM 

Suzi Merriam 
Community Development Director 
City of Watsonville 
250 Main St. 
Watsonville, CA 95076 

JUNE 14, 2021 

SARAH J. KOLLMAN ESQ. 

skollmanOmycharter1aw.com 

Sent via E-mail to 
suzi.mcrriaml'ak ityofwatsonvillc.org 

Re: CEQA Review of 260 W. Riverside Drive Conditional Use Permit 
Amendment, Zoning Change, and General Plan Amendment 

Dear Ms. Merriam: 

Our office represents CEIBA College Preparatory Academy ("CEIBA") in its efforts to 
secure the entitlements necessary to purchase and continue operating its public charter school at 
260 W. Riverside Drive. CEIBA is also represented in these matters by Elizabeth Sanborn Falcon 
of Benchmark Realty Advisors. 

It is our understanding that the Planning Division is requiring CEIBA to (I ) amend its 
currently operative Conditional Use Permit to make it permanent rather than temporary, (2) change 
the zoning of the parcel from General Industrial (IG) to Lnstitutional (N), and (3) amend the general 
plan to reflect the zoning change. It has come to our attention that the Planning Di vision believes 
CEQA review may be warranted due to the nature of these enti tlements. 

While CEIBA is ready and willing to take all reasonable steps to secure these entitlements, 
conducting a CEQA review in addition to the foregoing is neither reasonable nor requi red by law. 
CEIBA 's conversion of its current, temporary use into a permanent use and conforming its zoning 
to reflect that use-without any accompanying construction or expansion/intensification of the 
use-does not constitute a "project" subject to CEQA and would be categorically exempt from 
review under 14 CCR § 1530 1 even if it were. 

There are two issues here that we hope to clarify with this letter. 

The firs t is that CEIBA 's use permit is and will remain exempt from CEQ A. CEIBA has 
no plans to change, intensi fy, or expand the use of its school site, so changing the timeframe of its 
use permit should not affect its exemption. As you may recall , C EIBA applied for its special use 

S AC R AME NT O ■ LOS A N G ELE S ■ SA N D IE GO ■ WA L N UT CR EEK 

w•,,.ome1 655 UNIVERSITY AVENUE, SUITE 150, SACRAMENTO , CA 95825 ■ WWW. MY CH ARTER LAW. COM 



Public Comments
Th e  fo llowin g in d ividu a ls  h a ve  writ t e n  in opposition to  th e  p ro je ct :

● Fa y Hilt , Pa ja ro  Va lle y Ele ct r ic 
● Ma rk Clou gh , Pa ja ro  Va lle y Ele ct r ic
● An ka  Bu la ich , re side n t
● Nick Bu la ich , re side n t
● Ma rta  Bu la ich , re side n t
● Gu a da lu pe  Fle m a te  a n d  Ma ra  Rodrigu e z, re side n t
● Mr. a n d  Mrs. Joh n n y Howa rd  Cla rk Jr ., re side n t
● Pa u l La u e se n , re side n t  
● Ma rk De Bolske , Riva  Ma rb le  & Gra n ite



Public Comments
Th e  fo llowin g in d ividu a ls  h a ve  writ t e n  in opposition to  th e  p ro je ct :

● Pe te r  Bobe da , Pa ja ro Va lle y Cold  Stora ge  Co .
● Ma rk Pista , Pa ja ro Va lle y Cold  Stora ge  Co.
● Ron a ld  Ch a u ve l, Ch a u ve l & Gla t t
● Edwa rd  Ke lly, K&M En te rp r ise s
● Joh n  Ma rt in e lli, Ma rt in e lli & Com pa n y
● Ch rsi Dixon , Mizka n Am e rica , In c.
● Ja m e s C. Je ffe ry, III, Tra ffic & Civil En gin e e r in g Con su lt in g Se rvice s
● Gra n t  P. Joh n son , TE, Pr ism  En gin e e r in g
● Ja m e s T. We lls , Ph D, PG, LEA En viron m e n ta l
● Bill Se ligm a n n , La w Office s o f Wm . R. Se ligm a n n



Public Comments
Th e  fo llowin g in d ividu a ls  h a ve  writ t e n  in support to  th e  p ro je ct :

● Ta ka sh i Mizu n o , re side n t
● Da vid  Ra y, t e a ch e r
● Willia m  Fa rr , re side n t
● Je n n ife r  Fe rn a n de z, re side n t
● Le sle y Gin , re side n t
● Ma ria  An ge le s , re side n t
● Mon ica  Fe rn a n de z, re side n t
● Adria n  Mora n , s tu de n t

● Ca rm e n  Kot to , t e a ch e r
● Victor ia  Ba ñ a le s , re side n t
● Ma u ra  Le n or , re side n t
● Je sse  Fe rn a n de z, re side n t



Required Findings
● Con d it ion s in te n de d  to  a ddre ss  p re viou sly ide n t ifie d  issu e s

● Evide n ce  p rovide d  in  su pport  o f re qu ire d  Fin d in gs

● As con d it ion e d , th e  City Cou n cil m a y m a ke  th e  re qu ire d  Ge n e ra l Pla n  
Ma p  Am e n dm e n t , Zon in g Ma p  Am e n dm e n t , a n d  Spe cia l Use  Pe rm it  
fin d in gs in support of th e  p ro je ct  

● Th e  p ro je ct  is  e xe m pt  from  fu r th e r  e n viron m e n t  re vie w pe r  CEQA 
Gu ide lin e s §§ 15301; 15061(b )(3).



Recommendation
As con d it ion e d , s t a ff re com m e n ds th a t  th e  City Cou n cil: 

1. Approve  a  Ge n e ra l Pla n  Ma p  Am e n dm e n t  a n d  Zon in g Ma p  Am e n dm e n t   

2. Approve  a  Spe cia l Use  Pe rm it  (App  # 1737) to  a llow th e  pe rm a n e n t  
e sta b lish m e n t  o f a  525-stu de n t  ch a r te r  sch ool fo r  gra de s 6-12 in  a n  
e xist in g 27,000± sf bu ild in g with  a n  8,500± sf m e zza n in e  on  a  2.1± a cre  
s it e  loca te d  a t  215 Locu st  St re e t  (APN 017-161-51)
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