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1
INTRODUCTION
1.1 Project Background
The 95-acre Manabe-Ow property has been a focal point of Watsonville’s economic future for the last 15 years. The
City began consideration of annexation of the Manabe-Ow property for light industrial development in 1994, as part
of the larger 216 acre Riverside annexation area. This proposed annexation was considered in the 2005 General
Plan analysis and 2005 General Plan EIR. Controversy surrounded the original annexation request. The original
annexation request was rejected by LAFCO in July 1998 and it was requested that the City work with the community to
develop a plan to gain consensus on future direction of growth in the community. Through this process Action Pajaro
Valley (APV) was created to discuss options for future growth areas with the Pajaro Valley. APV helped the community
come together and establish a future growth plan that was supported by a significant majority of the community and a
wide variety of different groups.
On November 5, 2002, a voter initiative, Measure U formulated by Action Pajaro Valley and titled the “Watsonville
Urban Limit Line and Development Timing Initiative,” was approved by the voters of the City of Watsonville. Measure
U defined a new Urban Limit Line (ULL) area and directed the phasing of development within that ULL to promote
continued economic development and efficient urban growth while sustaining and enhancing the agricultural economy
in the City and the surrounding region, and protecting and promoting open space and other natural resources areas.

Figure: Aerial photograph of the Manabe-Ow Specific Plan project site

December 2010
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Measure U designated ULL includes the ManabeBurgstrom property (now known as the Manabe-Ow
property due to a change in ownership), authorizing its
planning and processing for development pursuant to
State Law. The proposed plan is consistent with the
provisions of Measure U and is supported by Action
Pajaro Valley.
The Watsonville Vista 2030 General Plan, adopted by the
City of Watsonville in May of 2006, identifies the ManabeOw site as a New Growth Area that is expected to meet
one of the City’s primary economic growth objectives by
accommodating up to 2,100 new employment-generating
jobs, from office and flexible-industrial use spaces to
light industrial uses and a small commercial retail area.
In addition, a modest workforce housing component
adjacent to existing housing is envisioned. The remaining
acreage is to be set aside for environmental protection
and expansion of the Watsonville slough system.

MANABE-OW BUSINESS PARK SPECIFIC PLAN

In June of 2006, the City of Watsonville and each
property owner entered into annexation agreements
prior to commencement of the City’s annexation of the
project site. The annexation agreements establish a
clear understanding of the City’s and property owner’s
responsibilities in annexing the property into the City’s
jurisdiction. The agreements outline various terms
including permitted/allowable uses within the Specific
Plan area and the commitment of the City regarding
restoration and maintenance of Watsonville Slough.
In conjunction with annexation of the property, the owners
agreed to the recordation of deed restrictions on the site
that prohibit the development of auto dealers or “big box”
retail stores. The restriction also limits the amount retail
use to five percent of the industrial square footage with
no retail building exceeding 20,000 square feet. It also
includes a limitation of workforce housing to residents
with an income of between 50 percent to 200 percent of
the median income for Santa Cruz County. See Appendix
A - Deed Restriction.

Figure: MOBP project boundary
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1.2 Project Vision
The 95 gross-acre (53 net acres of business park and
retail) Manabe-Ow Business Park (MOBP) Specific Plan
is anticipated to be the primary new employment and
economic development area in the City of Watsonville
over the next 25 years. Within the commercial areas,
a business park setting is envisioned. Varying building
sizes and architectural styles will be constructed to
support the needs of existing and future local and regional
businesses, from corporate headquarters to small light
industrial and manufacturing start-ups.
A small retail center is anticipated to be located adjacent
to Ohlone Parkway that provides neighborhood retail
convenience services to both the business park and
adjacent neighborhoods.
Workforce housing built at a density of up to 14 dwelling
units per net developable acre is being considered on
7.2 acres located on the northeast corner of the project
site, adjacent to the Watsonville Slough Restoration
Area. The property may also support alternative projects
that supply jobs such as live/work, or assisted living
projects, if a planned development is pursued. The scale

Figure: Envisioned business park setting

December 2010

Figure: Envisioned business park setting

and architectural character of this area will be designed
to be compatible with the adjacent Las Brisas residential
neighborhood. This portion of the site is anticipated to
accommodate a range of incomes.
Development of the project site faces considerable
physical and economic challenges. The southern portion
of the site (the Manabe property) is located within a
floodplain and requires up to eight feet of fill (depending
on final grades and construction techniques), should
construction commence prior to the US Army Corps
construction of new levees on the Pajaro River, which
would remove the project site from the floodplain.
Additionally, the south eastern portion of the business park
(east of Ohlone Parkway) contains soft, or organic peat
soils which requires special foundations. Because the
site is currently used for agriculture, all new infrastructure
will be required including new roads, utilities, and a bridge
over Watsonville Slough.
Given the challenging economic conditions and the high
infrastructure and development costs, it is anticipated
that a strong public / private partnership is essential in
creating a successful business park. Development of the
site requires creativity and flexibility in density, product
type, design, and entitlement processing to help the City
meet its economic (job growth) objectives. Improvement
of the site is anticipated to develop in phases as economic
conditions improve, but may take up to 25 years to
complete. The plan provides the direction to create a
quality park that reflects the desires of the community.
It is anticipated that market conditions will improve as

1-3
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time progresses and the project will be completed before
the estimated time frame. The challenging economics
of site development will necessitate close collaboration
between the city and private sector to make the project
viable, especially with regard to phasing and financing of
infrastructure, and minimizing other development costs.
Green building and sustainable site planning techniques
will be utilized to create a development that balances
resource regeneration, renewal and consumption and
reinforces the City’s and community’s commitment to
efficient use of natural resources. MOBP is anticipated
to be a catalyst for green business practices and for the
promotion of businesses and industries that develop
green products.
On-site roadways are intended to serve internal uses and
connect to the City and regional circulation networks.
Special attention has been given to industrial traffic
and its needs, as well as the transportation needs of
the 2,100 employees. Roadways have been designed
to minimize noise and traffic impacts to the adjacent
residential neighborhoods. Sidewalks and bike routes
are incorporated to minimize vehicular trips and promote
alternative modes of travel both to and from the site
and within the site itself. A roadway proposed along the
Watsonville Slough incorporates native landscaping,
creating a memorable parkway entrance that supports a
variety of plants and animals while serving as a buffer
between the business park and the open space.

Figure: Envisioned retail setting

Figure: Envisioned workforce housing

Protection of the Watsonville Slough and wetland areas
is an important aspect of the project. Buffers have
been incorporated into the design to minimize impacts
to these environmentally sensitive areas (25 acres in
total). Natural and engineered stormwater features are
incorporated throughout the site to minimize impacts
from stormwater runoff. Drainage improvements are
enhanced through a long-term maintenance program to
be funded by the City of Watsonville.
Figure: Aerial view of the Struve Slough

The project is consistent with and reinforces the City’s
economic development goals and policies. The MOBP
includes an economic development recruitment strategy
to actively recruit new businesses and support the
expansion of existing businesses in collaboration with the
private sector. (This section is intended to be updated
1-4

periodically to ensure that the goals and target industries
remain current.) The project promotes job training and
education to help meet the skilled workforce demand and
provide higher paying jobs to local residents.

December 2010
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1.3 Guiding Principles

Site Access/Circulation

To help guide the development of the MOBP, the City
of Watsonville created a Technical Advisory Committee
(TAC). The 14 TAC members represented a broad array
of community leaders and stakeholders including the
property owners, neighborhood groups, business groups,
City Council members, and City staff.

Primary access to the project site should be
from the Ohlone Parkway, which will serve as
the primary gateway to the project.

The following guiding principles are the outcome of a
visioning exercise that defined the TACs vision for the
future development of the site. These guiding principles
also reflect the development parameters that were
established as part of an agreement between the City
and Santa Cruz County as part of the annexation process
with LAFCO of Santa Cruz County and the Watsonville
General Plan.

On-site circulation and access should
be compatible and enhance adjacent
developments.

Economic Development
Develop the project site consistent with
the goals and policies as identified in the
Watsonville General Plan and the economic
strategy being prepared for the project.
Develop financing strategies to address
site development constraints including
infrastructure, floodplain remediation,
circulation improvements, and wetlands/slough
development and management.
Promote job training and education to
meet the workforce demands consistent
with employment requirements for new
development.
Recognizing the high development costs
associated with the site, make market
feasibility a high priority in consideration of
projects.
Consider phasing options and the provision of
partial infrastructure on an interim basis as a
means to facilitate the development of initial
projects.
Incorporate a Community Service District(s)
(CSD) or other appropriate financing
mechanism(s) to help achieve revenue
neutrality by paying for any new services
required.
December 2010

Consider internal roadway concepts that keep
roadway as narrow as feasible to maximize
site utilization.

Consider circulation alternatives that minimize
negative impacts on adjacent residential areas
and other surrounding uses while providing
safe and efficient access to the site.
Consider circulation alternatives that may
include a bridge over the Watsonville Slough
to provide access to the Ow property to limit
impacts on residential areas.
A network of pedestrian/bike routes should be
incorporated into the site design and linked
to the citywide trail network to encourage
alternative modes of mobility.
Coordinate circulation and parking areas with
adjoining sites to the extent possible in manner
that minimizes negative impacts on circulation
patterns on surrounding uses.
Provide convenient and safe access which
meets all applicable standards and which is
suitable for industrial development to and
through the site and be readily accessible to
the City and regional transportation network.
Consider phased circulation development to
facilitate initial site development projects.
Intensity of Development
Consider land use alternatives that allow a
wide variety of light industrial uses and provide
flexible building designs.
Buildings and associated improvements should
be oriented on the site to minimize noise light
and glare, and visual impacts to adjacent
residential neighborhoods.
1-5

1

Introduction

CITY OF WATSONVILLE

Consider flexible parking requirements that
allow for creative site planning solutions
tailored to various land uses and design
requirements while ensuring no parking
impacts to public roadways and adjacent
neighborhoods.
Buildings and parking should be set back from
the wetlands to provide adequate buffers for
wildlife.
Retail uses should cater to the businesses and
neighborhoods located within the development.
Flexible phasing options should balance the
economic and environmental interests of land
owners, the City, and adjacent land uses.
Consider flexible density regulations to allow
for maximum site utilization and greater
economic feasibility.
Building Design and Materials
Building design, features, and materials
should be appropriate to the flex-industrial
uses and create an interesting and distinctive
architectural character.
Variation in building form should be used to
reduce the mass of building walls, accent
entryways and to create architectural interest.
Cost-effective design treatments which
minimize development costs while providing
interest and character should be considered.
Scale and massing should be appropriate
to achieve the economic and job objectives
and should consider site topography and
compatibility with adjacent land uses.
Landscaping should enhance the visual quality
and character of the site and should be used
to screen buildings, parking, and loading areas
from adjacent land uses.
Landscaping should include native, droughttolerant plant species.

1-6
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Workforce Housing
A variety of housing styles and design should
be developed to create an aesthetically
pleasing neighborhood character.
Development of workforce housing should
respect and integrate with the adjacent
wetlands and slough as an amenity feature.
Housing should accommodate residents with a
range of incomes, including those with low and
moderate incomes.
Housing densities should be sufficient to
achieve affordability objectives and designed
so as to be compatible with adjacent
neighborhoods.
Wetlands/Slough
Site development should consider ways to
integrate the wetlands and slough as an
amenity to the overall site plan and design of
adjacent structures.
Environmental protection of the wetlands and
slough should be a high priority in conceptual
designs.
Long-term maintenance of the wetlands and
slough should be provided as part of site
development.
Sustainability/Green Building
Buildings should be oriented to maximize solar
access where feasible.
Energy conservation techniques are
encouraged and shall be proposed on a
project-by-project basis.
Sustainable building construction (i.e., LEED
certified) should be encouraged.
Sustainable/Green Businesses should be
encouraged as part of the City’s economic
recruitment strategy.

December 2010
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1.4 Project Description
The 95 gross-acre MOBP proposes the development of
a flexible-use business park, a small retail center, and
workforce housing units to be developed over the next
25 years. A significant portion (25 acres) of the site
will be set aside as permanent restoration area for the
Watsonville Slough. A majority (18 acres) of this land has
already been set aside and restored. These restoration
efforts will continue as the project is built out.
The MOBP includes approximately 61 gross-acres
of business park, designed as a series of flex-use
buildings that can readily adapt to changing local and
regional market conditions. Building design standards
are incorporated into the plan to allow for a variety of
light industrial uses including manufacturing, wholesale
and distribution, warehousing, office, and research and
development.
Given the challenging economic conditions and the high
infrastructure and development costs, it is anticipated that
a strong public / private partnership will be essential to
creating a successful business park. Development of the
site will require creativity and flexibility in density, product
type, design, financing, and entitlement processing to
help the City meet its economic (job growth) objectives.
Cost-effective infrastructure design needs to be an
important consideration in the implementation of the
plan. Improvement of the site is anticipated to develop
in phases as economic conditions improve, but may
take up to 25 years to complete. The plan provides the
direction to create a quality park that reflects the desires
of the community. It is the objective of the City and the
property owners to find ways to finance infrastructure
improvements and development as market conditions
evolve in order that the project be completed so as to
provide jobs and economic stimulus to Watsonville as
soon as possible.

Introduction 1

located behind or to the side of buildings to the extent
feasible, and loading areas will be screened from local
streets, Highway 1, and the residential neighborhoods.
Landscaping within individual lots and along the new
street network will provide a visual buffer and create an
appealing urban environment.
Generally, larger and taller buildings are anticipated to be
constructed adjacent to Highway 1 and along the existing
railroad, away from the Watsonville Slough and wetlands
and the existing residential neighborhoods. This will allow
greater visibility for corporate headquarter businesses,
which typically require greater exposure as well the
opportunity to utilize the existing railroad for distribution
and storage operations. Buildings constructed adjacent
to the Sea View Ranch residential neighborhood will
adhere to special development requirements to minimize
visual impacts to the neighborhood.
Due to market conditions and significant site improvement
costs, interim land uses (e.g. outdoor storage, contractors
yards, storage areas, temporary uses, etc.) will be
conditionally allowed within a portion of the business
park. Temporary uses will only be allowed between five
to ten years.
Primary access to the business park is anticipated
to be from the Ohlone Parkway at a new traffic circle
intersection south of the Watsonville Slough. To provide
internal connectivity, a new bridge is anticipated to be
constructed over the Watsonville Slough. A second
traffic circle is anticipated to be located at the intersection
of Loma Vista Drive and Ohlone Parkway, in the future.
Loma Vista will provide limited access, which currently
terminates at the northeast edge of the site.

Design guidelines will help create a gateway business
park that attracts both local and regional businesses.
The internal street network will be pedestrian-friendly
and include sidewalks and landscaping on both sides
of the street. Employee parking will generally be

December 2010
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Along with new streets, the MOBP includes infrastructure
improvements necessary to meet the demands of new
development. Water and sewer services will be provided
by the City. Stormwater will be collected via bioswales
or underground storage and water treatment facilities
before being discharged in to the Watsonville Slough.
To help reduce the high costs associated with
infrastructure construction, the City may consider the
option of providing partial and/or phased infrastructure
improvements on an interim basis as part of the initial
site development.
Up to 25,000 square feet of neighborhood retail is
anticipated to be constructed adjacent to the Ohlone
Parkway to serve the business park development
and nearby neighborhoods. Due to uncertainty in the
market for retail space, the exact size and location (i.e.
on the east and/or west of the Ohlone Parkway) will be
determined at a future date.

MANABE-OW BUSINESS PARK SPECIFIC PLAN

Workforce housing built at a density of up to 14 dwelling
units per net developable acre is being considered on
vacant land east of the existing Las Brisas residential
neighborhood. The property may also support alternative
projects that supply jobs, such as live/work housing, or
assisted living projects. This new development will follow
the principles of good urban design and the City’s Livable
Community Residential Design Guidelines. Primary
access will be from Lighthouse Drive. Santa Victoria
Lane will be widened to a (City standard) two-lane
collector street. The internal roadway will be designed to
accommodate the future extension of a northeasterly road
that will connect planned future residential development
to the north.

Figure: Illustrative build-out of MOBP
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The MOBP also includes guidelines to ensure the longterm protection and maintenance of the Watsonville
Slough. Currently, the City is restoring 18.6 acres of what
will eventually become a 25 acre restored wetland area.
The MOBP follows the adopted restoration plan for the
Watsonville Slough to provide a buffer for the protection
of plants and wildlife. The MOBP also proposes a number
of trail connections that will connect with the existing trail
network located along both the Watsonville and Harkin
Sloughs.
Due to economic challenges and market uncertainties,
MOBP anticipates a number of phasing options for
project buildout. A flexible development phasing plan will
help guide development in a way that is easily operable
and economically feasible.

Introduction 1

1.5 Specific Plan Purpose and
Authorization
The purpose of this specific plan is to provide a blueprint
for the development of the project site consistent with
Measure U and other provisions of the City’s General
Plan. The MOBP is authorized by Section 65450 et seq.
of the California Government Code. The MOBP is also
a condition of the Annexation Agreements signed by
and between the City of Watsonville and the property
owners.
The MOBP is not intended to be a rigid document; rather
it has been developed to provide as much flexibility as
allowed by State law and by local ordinance. It should
also be noted that the MOBP may be amended over time
to reflect the City of Watsonville’s most current vision of
this vital employment area.
The MOBP is a regulatory document for the development
of the project site, and is adopted by ordinance.

December 2010
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Requirements of the Specific Plan
California Government Code Sections 65450 to 65456
authorizes preparation of specific plans to implement a
jurisdiction’s General Plan. At a minimum, a specific plan
must contain the information outlined below. The location
of this information in the MOBP is shown following each
item.

The distribution, location and extent of the uses
of land including open space within the area
covered by the specific plan (See Chapter 3:
Development Plan and Chapter 4: Circulation
Plan).
The proposed distribution, location, and extent
of major components of public and private
transportation, sewage, water drainage, waste
disposal, energy, and other essential facilities
needed to support the land uses proposed in
the specific plan (See Chapter 4: Circulation
Plan and Chapter 5: Infrastructure Plan).
Standards and Criteria by which development
will proceed and standards of conservation,
development, and utilization of natural
resources (See Chapter 3: Development Plan).

MANABE-OW BUSINESS PARK SPECIFIC PLAN

1.6 CEQA Compliance

The project site is located in the New Growth Area as
identified by Measure U and incorporated into the
Watsonville Vista 2030 General Plan (described below).
In accordance with the California Environmental Quality
Act (CEQA), the City of Watsonville analyzed the
environmental impacts associated with construction of a
business park and retail center that created up to 2,100
jobs and the construction of up to seven acres dedicated
for workforce housing in the General Plan EIR.
In addition, the area has been designated for industrial
development for the last 15 years and was included as
part of Watsonville’s 2005 General Plan and General
Plan EIR. The development plan described in the
MOBP is generally consistent with that anticipated in
the Watsonville Vista 2030 General Plan, as well as the
2005 General Plan and EIR with the exception of the
following:
A Master EIR has been prepared for the project that
addresses project specific issues for future improvement
of the park.

A program of implementation measures
including development regulation, capital
improvements, public works projects,
and financing measures (See Chapter
3: Development Plan and Chapter 5:
Infrastructure and Finance Plan).
A statement of the relationship of the specific
plan to the general plan (See Chapter 1:
Introduction).

1-10
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1.7 Relationship to Existing Plans
and Policies

City of Watsonville

Measure U
The Watsonville Urban Limit Line and Development
Timing Initiative – generally referred to as Measure U
– directs the distribution of new growth within and around
the City of Watsonville. This citizen-based initiative that
sought to balance competing interests, was approved by
60 percent of City voters in November 2002. Measure
U established twenty-year, twenty-five-year, and westerly
urban limit lines around the City, and directed growth into
several unincorporated areas – primarily the Buena Vista,
Manabe-Ow, and Atkinson Lane areas – adjacent to the
then City boundary. Measure U was designed to protect
commercial agricultural lands and environmentally
sensitive areas while providing the means for the City
to address housing and job needs for the next 20 to 25
years.

Watsonville 2005 General Plan
The 95-acre Manabe-Ow property has been a focal point
of Watsonville’s economic future for the last 15 years.
The City began consideration of annexation of the
Manabe-Ow property for light industrial development in
1994, as part of the larger 216 acre Riverside annexation
area. This proposed annexation was considered in the
2005 General Plan analysis and 2005 General Plan EIR.
Controversy surrounded the original annexation request .
The original annexation request was rejected by LAFCO
in July 1998 and it was requested that the City work with
the community to develop a plan to gain consensus on
future direction of growth in the community. Through
this process Action Pajaro Valley (APV) was created to
discuss options for future growth areas with the Pajaro
Valley. APV helped the community come together and
establish a future growth plan that was supported by a
significant majority of the community and a wide variety
of interest groups.

WatsonvilleVISTA 2030
GENERAL PLAN

Your Vision to Action

June 2006

Watsonville VISTA 2030 General Plan
The Watsonville VISTA 2030 General Plan was adopted
by the City Council in 2006. The General Plan is a
living, periodically updated document, which provides
the general direction for future growth within the City
limits and fosters the core values of the residents of
Watsonville.
The General Plan expresses the City’s comprehensive
view of its future and how it will achieve the delicate
balance of housing a growing population, stimulate job
growth, protect important agricultural resources and
farmland, and safeguard significant environmental lands
and open space. It is also a tool to direct the costs and
benefits associated with community development, and to
mitigate any effects on the existing community.
The General Plan identifies the MOBP site as the ManabeBurgstrom New Growth Area1. The site is expected to
accommodate employment-generating developments,
from office and flexible-use spaces to light industrial
uses. In addition, a modest housing component adjacent
to existing housing is envisioned. The remaining acreage
is proposed to be set aside for environmental protection
and expansion of the Watsonville Slough.

1. Subsequent to the preparation of the General Plan, the
Burgstrom Family sold the 26+ acre property located north of
the Watsonville Slough to the Ow Family Trust.
December 2010
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Due to issues related to the Watsonville Municipal Airport
the Watsonville Vista 2030 General Plan has been the
subject of on-going litigation. The City has filed an appeal
of the local decision and the 2030 General Plan is waiting
for future action; however, the project was anticipated
as part of the 2005 General Plan and associated
environmental impact report and is considered consistent
with both these planning documents.

MANABE-OW BUSINESS PARK SPECIFIC PLAN

3.4.14 In the Manabe-Burgstrom area, the City shall
allow a broad range of employment-generating land
uses and intensities including offices, business parks,
research and development facilities, design studios,
production facilities, and others to facilitate progress
towards the projected employment demand.

Relevant General Plan Goals

Buildings shall be constructed to maximize allowable
floor area ratios of up to 1.5 FAR.

The following General Plan goals, policies and
implementation measures apply to the MOBP site:

Buildings may allow a mix of compatible commercial
and industrial uses.

Goal

The City shall require the establishment of a
financial mechanism such as a Landscape, Lighting,
Maintenance Assessment District (LLMAD) to address
long-term maintenance of the twenty-five (25) acre
wetland restoration area.

3.4 Efficient Use of Designated New Growth Areas.
Encourage efficient development in designated New
Growth Areas beyond existing City limits (2004) to
help sustain projected City growth.
Policy
3.4.1 Efficient development in the New Growth Areas
shall be guided and preceded by approved specific
plans.
Implementation Measures
3.4.11 The City shall prepare or commission the
preparation of specific plans for the new growth areas
designated by Measure U:
Buena Vista I, II, and III
Atkinson Lane
Manabe-Burgstrom
The City shall use the following as maximum growth
targets for new dwelling units and jobs for each area:
Manabe-Burgstrom – 2,100 jobs

Shared parking shall be allowed in this employment
area. A small component of workforce housing will be
considered adjacent to existing housing development.
No big box retail.
3.4.15 The City shall allow a broad range of housing
types and densities – including some moderate and
possibly some high densities – to facilitate progress
towards the projected 2030 housing demand and new
jobs.
3.4.16 The City shall incorporate Community Service
Districts (CSD) in new growth areas to make new
development help achieve revenue neutrality by
paying for any new services required.
In addition, the General Plan identifies the following
MOBP issues and considerations for the site:
1. Developing a land use plan that will meet the
growth targets of this plan and Measure U.
2. Develop an economic development plan
in conjunction with the specific plan that
will develop targets and specific industry
groups that could be attracted to this area.
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A marketing plan should be developed in
conjunction with the specific plan, and the
development standards should be tailor made
for the targeted industries.
3. Develop land use regulations that will permit a
wide variety of employment generating uses,
but will prevent large-scale retail uses or low
employment density uses. As this is one of
the best new employment areas for the City,
this area should be where approximately
2,000 new jobs are located. Because of
this, uses such as big box retail, low density
warehousing employment and car sales should
be prohibited.
4. Develop a financial plan for the extension
of urban services (sewer, water, storm
drainage) to the area based on the demands
anticipated by the specific plan. These plans
should consider their impact in the financial
feasibility of developing the targeted industries
of system development charges, and ensure
that the development costs in this area remain
regionally competitive.
5. Develop plans for internal circulation, and
connection to the City and the region. Special
attention should be given to industrial traffic
and its needs, as well as the transportation
needs of the 2,100 employees. Transportation
demand management plans for commuting
traffic should be included in the specific plan.
The plan should include methods of financing
the transportation improvements for the area
contained in this General Plan and in specific
transportation designs developed for the
specific plan.
6. Develop the plan to respect adjacent slough
areas by incorporating design features that
provide visibility to the slough and design
adequate buffers to promote enhanced wildlife
corridor connections to other slough systems in
the vicinity.

December 2010
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7. Develop a long term financing plan
and mechanisms to address long-term
maintenance of the wetland restoration area
including: recontouring, replanting, and
weeding and maintaining and modifying water
control structures.

Annexation Agreement
In June of 2006, the City of Watsonville and each
property owner entered into annexation agreements
as part of the City’s annexation of the project site. The
agreements establishes a clear understanding of the
City’s and property owner’s responsibilities in annexing
the property into the City’s jurisdiction. The agreements
include acknowledgement that a specific plan would be
prepared by the City for the property upon annexation,
which occurred in August 1, 2006, and that the owners
intend to pursue a development agreement (DA) in
conjunction with the specific plan process. Under the
DA, the owners have agreed to dedicate land for wetland
restoration and the City is committed to pursuing grants
and other funds to complete design and construction of
the restoration projects. The DA outlines various terms
including the commitment of the City to restoration and
maintenance of restored wetlands.

LAFCO Deed Restriction
As part of the annexation agreement with LAFCO, the
property owners agreed to a deed restriction. This deed
restriction also establishes the principal permitted use
for the site as a business park. Any retail uses may not
exceed five percent of the gross floor area of the proposed
business park and individual retail structures cannot be
larger than 20,000 square feet in size. No residential use
is permitted on the site except for workforce housing on
the portion of the project site that borders the Las Brisas
Subdivision. Additionally, the agreement prohibits “big
box” retail and automobile sales to locate within MOBP
for a designated length of time.
A complete copy of the deed restriction is provided in
Appendix A.
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Watsonville Slough Resource
Conservation and Enhancement Plan
The Watsonville Slough Resource Conservation and
Enhancement Plan is a comprehensive resource
assessment and enhancement project for the 12,500acre watershed of the system of sloughs in and around
Watsonville. The overall goal of the Plan is “the
identification of specific measures for the long-term
protection of the Watsonville Slough system’s ecological
values” consistent with the needs of agriculture and other
land uses in the watershed.

MANABE-OW BUSINESS PARK SPECIFIC PLAN

Intended to improve slough conditions to the point
where the natural ecological processes occur over a
large enough area that they become self-sustaining,
the Plan represents a cooperative and collaborative
effort between eight public agencies and private
entities: City of Watsonville, Santa Cruz County, Pajaro
Valley Water and Management Agency, Santa Cruz
County Farm Bureau, the California State Coastal
Conservancy, Watsonville Wetlands Watch, Santa Cruz
County Resource Conservation District, and the U.S.
Environmental Protection Agency. Implementation of the
Plan is ongoing, since it’s adoption in 2002.

Figure: Map of the Watsonville Sloughs
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Watsonville Wetlands Trails Master Plan
In 2003, the Watsonville Wetlands Trails Master Plan (the
Trails Master Plan) was prepared to improve public access
and recreation to the areas surrounding Watsonville and
Struve Sloughs. The Trails Master Plan provides a welldesigned network of trails that allows both better public
access to the sloughs and promotes greater community

Introduction 1

awareness of its assets through lookouts and interpretive
displays. The Trails Master Plan incorporates existing
infrastructure where available and maps out linkages for
nearby commercial and residential areas, including the
MOBP site.

Figure: Watsonville Wetlands Trails Master Plan
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Watsonville Livable Community
Residential Design Guidelines
The Livable Community Residential Design Guidelines
document is designed to respond to the growing housing
needs of Watsonville’s residents. The Guidelines
express the City’s objective to develop more housing
in a way that conserves the desirable characteristics of
established neighborhoods, while improving new and
evolving neighborhoods.
Based on seven neighborhood and architectural design
principles, the Guidelines provide a framework of
neighborhood and design criteria for shaping residential
development in Watsonville.
In terms of the workforce house component of the MOBP,
the Guidelines indicate that new housing should connect
to the community, use block patterns that are similar to
Watsonville’s traditional neighborhoods, avoid flood and
wetland areas, and fully integrate parks and community
facilities where appropriate.

Figure: Watsonville Livable Community Residential Design
Guidelines

The workforce housing component is anticipated to be
developed in similar fashion to the existing adjacent
neighborhoods of Las Brisas and Sea View Ranch, which
were developed in accordance with these guidelines.
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1.8 Planning Process
The 95-acre Manabe-Ow property has been a focal point
of Watsonville’s economic future for the last 15 years.
The City began consideration of annexation of the
Manabe-Ow property for light industrial development in
1994, as part of the larger 216 acre Riverside annexation
area. This proposed annexation was considered in the
2005 General Plan analysis and 2005 General Plan EIR.
Controversy surrounded the original annexation request .
The original annexation request was rejected by LAFCO
in July 1998 and it was requested that the City work with
the community to develop a plan to gain consensus on
future direction of growth in the community. Through
this process Action Pajaro Valley (APV) was created to
discuss options for future growth areas with the Pajaro
Valley. APV helped the community come together and
establish a future growth plan that was supported by a
significant majority of the community and a wide variety
of interest groups.
The planning process for the MOBP continued with the
preparation of the Watsonville Vista 2030 General Plan
starting in 2003. Through extensive outreach both
with the community-at-large and business leaders, it
was determined that economic development was a key
guiding principle for the General Plan.

Introduction 1

From these economic development guiding principles,
the Manabe-Burgstrom New Growth Area was identified
as having the best potential to accommodate a large
portion, approximately 2,100, of the City’s new jobs.
These jobs will account for about 28 percent of all
new employment opportunities in the City in the next
two decades. The General Plan recommended that a
specific plan be prepared to further define a development
program for the area.
In May of 2007, a Technical Advisory Committee (TAC)
was formed to help guide the specific plan process.
The TAC was comprised of key public, business, and
community stakeholders including the property owners,
neighborhood community groups, agriculture interests,
business interests, and the City of Watsonville.
The TAC provided extensive input on all aspects of the
MOBP including the guiding principles, the land use
plan, design guidelines and development standards,
circulation, infrastructure, and protection of the
environmental resources (i.e. Watsonville Slough). The
result is a specific plan that reflects the views, concerns,
and aspirations of the greater Watsonville Community.

In particular, the General Plan identifies the need
to recognize and enhance the skills and needs of
Watsonville’s workforce, while devising strategies that
coordinate trends and the professional aspirations of
Watsonville’s youth with business development, business
recruitment, education, and skill development programs.
The General Plan recommends public and private
investment to help retain agriculture-related business
and environmental assets, while encouraging visitor,
research, and service-related enterprises.
Figure: Manabe-Ow project site
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1.9 Economic Development and
Recruitment Strategy
The MOBP represents an opportunity for Watsonville
to diversify its local economy, supplementing the
historical base of food processing and distribution
firms with companies that are engaged in technology
and business services sectors prevalent in the larger
San Francisco Bay Area. In terms of design goals for
the project, the proposed flex-use development in the
MOBP are anticipated to feature building products that
accommodate a broad range of uses and tenants with
space and ownership requirements.

MANABE-OW BUSINESS PARK SPECIFIC PLAN

1.10 User’s Guide
The MOBP Specific Plan provides development
regulations and design guidelines for the development
of a business park on the 95 gross acre Manabe-Ow
site. The plan has been developed through an extensive
public process and has been coordinated with a complete
environmental review through a Master EIR. If projects
are consistent with this Specific Plan, development
applications will be administratively reviewed at a staff
level as part of a streamlined permitting process, enabling
new businesses to move quickly in making Watsonville a
business destination.

To achieve its economic development goals, it is important
for the City to collaborate with the property owners and
developers of the MOBP to ensure that the project is able
to attract the desired segments of the market. The City has
anticipated this in the Economic Element of the General
Plan and in its Economic Development Strategy.
As part of this Specific Plan, an Economic Development
and Recruitment Strategy (EDRS) is included in
Appendix B. It includes a discussion of emerging local
and state-wide target industries for MOBP, including
potential business targets in the clean technology
sector. Additionally, the EDRS identifies key marketing
approaches to firms outside Watsonville. A discussion of
local workforce development is also included.
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2
SITE AND CONTEXT
2.1 Project Location
The MOBP is located in the City of Watsonville, which is in the Pajaro Valley portion of Santa Cruz County. Watsonville
is located in the greater Monterey Bay Region which is know for its natural beauty, beaches, recreation opportunities
and close proximity to the San Francisco/ San Jose Business areas. Watsonville is strategically located in a manner to
support a variety on new business opportunities with its close proximity to South San Jose and Gilroy. Watsonville is
a business hub of Santa Cruz County with many major agricultural businesses i.e. Martinelli’s, Driscoll’s Berries, and
a variety of important technology based businesses including CSC Laboratories, Fox Racing Shocks, West Marine
etc.
£
¤

Watsonville is located 12 miles south
of the City of Santa Cruz and 26
miles north of the City of Monterey.
Regionally it is only 45 minutes from the
San Francisco Bay Area via Highway
1 and 17, and 30 minutes from Gilroy
and Highway 101 via Highways 152
and 129 (see Figure: Regional Map).
A major rail corridor also runs through
the City of Watsonville with a Southern
Pacific switching yard located in the
nearby town of Pajaro.
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The project site is located on the edge
of existing industrial, manufacturing
and warehousing facilities that serve
the agricultural industry and other
regional businesses and services.
The project site was annexed from
Santa Cruz County and is located
on the southwestern edge of the city
limits.

Figure: Regional Map
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The project site is bordered by Highway 1 on the west.
Highway 1 is a four-lane divided highway and provides
direct access to cities north and south along the Monterey
Bay that lead to major business hubs of San Jose and
San Francisco (north) and the major tourist attraction of
Monterey and Carmel (south). Ohlone Parkway is the
major north-south arterial that extends through the project
site. The Ohlone Parkway terminates at West Beach
Drive south of the site. A single-track of the Southern
Pacific Railway extends along the southern boarder of
the site and includes a fully-signaled/gated crossing at
the intersection of the Ohlone Parkway.

2.2 Project Planning Areas
For planning and project phasing purposes, the 95-acre
project site has been divided into six planning areas.
There is also one off-site planning area (see Figure 2-1:
Planning Areas).
The North Business Park Planning Area (25.2
acres) extends north of Watsonville Slough,
adjacent to Highway 1.
The West Business Park Planning Area (27.3
acres) is located south of Watsonville Slough
and on the west side of Ohlone Parkway and
bordered to the south by the Southern Pacific
Railroad right-of-way.
The East Business Park Planning Area (10.2
acres) is located south of Watsonville Slough
and on the east side of the Ohlone Parkway.
The Southern Pacific Railroad right-of-way
boarders the southern edge of this area.
The Retail Overlay Planning Area is an overlay
area that extends over a portion of both the
West and East Business Park Planning Areas.
To provide flexibility due to changing market
conditions, the exact size and ultimate location
of this area has not been defined.
The Workforce Residential Planning Area (7.2
acres) is located east of Santa Victoria Avenue
and west of the Watsonville Slough Restoration
Area.
The Environmental/Open Space Planning Area
(25.0 acres) generally extends east to west
and includes the Watsonville Slough and its
associated wetlands and buffer areas.

2-2

December 2010

0

Source: RBF Consulting

²

250

Environmental/
Open Space

Workforce Residential

Retail Overlay

East Business Park

West Business Park

North Business Park

Planning Areas

LEGEND

500

HIGHWAY 1
Approximate

1000
Feet

Paseo
Drive

West
Business Park
Planning Area

North
Business Park
Planning Area

CITY OF WATSONVILLE

Lighth
ouse D
rive

MANABE-OW BUSINESS PARK SPECIFIC PLAN

Lee Road

Loma
Vista

East Business
Park Planning Area

venue
ataline A
Santa C

Avenue
San Luis

Retail Overlay
Planning Area

Drive

Street

Ke

arney

Street Ex
ten
s

i on

Site & Context 2.0

Planning Areas 2-1

each
West B

ailroad
Pacific R
Southern

Environmental/
Open Space
Planning Area

Workforce
Residential
Planning Area

nue
Ave
oria
t
c
i
ta V
San

Ohlone Parkwa
y

Pl

N

2

Site & Context

CITY OF WATSONVILLE MANABE-OW BUSINESS PARK SPECIFIC PLAN

2.3 Existing Zoning and General
Plan Land Use Designations

2.4 Existing and Surrounding Land
Uses

The project site is currently zoned Industrial Park (IP) and
Environmental Management/Open Space (EM-OS).

Much of the project area is used for agricultural production.
Intensive row crop production has included strawberries,
lettuce, and broccoli. Due to the wetlands restoration
project, agricultural production has been abandoned on
the portion of the site east of Ohlone Parkway.

Sea View Ranch and Las Brisas residential neighborhoods
are zoned Multiple Residential Medium Density (RM-2).
The remaining adjacent lands are zoned either EMOS (associated with Watsonville and Struve Sloughs)
or General Industrial (IG) (see Figure 2-2: Existing
Zoning).
The Watsonville Vista 2030 General Plan and 2005
General Plan designates the project site as a Specific
Plan Area. Adjacent general plan designations include
Residential Medium Density to the north (Las Brisas and
Sea View Ranch), and Employment and Light Industrial
to the south.

Figures: Existing house located in the Workforce
Residential Area

2-4

There are four existing single-family residences on
the site. One house is located adjacent to Highway 1
in the North Business Park Planning Area. This house
is accessed from an unimproved dirt road that extends
south adjacent to Highway 1, through an underpass, and
west to Lee Road.
Three additional houses are located in the Workforce
Residential Planning Area adjacent to the Watsonville
Slough. These houses are accessed from an improved
paved drive that extends east across the Slough to
Kearney Street Extension, as well as a temporary
driveway extending from Santa Victoria Avenue.

Figures: Existing house located in the Workforce
Residential Area
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Throughout the site there is a series of unimproved dirt
roads that are used to access the agricultural fields. There
is also an agriculture equipment storage area currently
located in the North Business Park Planning Area.
The residential neighborhoods of Sea View Ranch and
Las Brisas border the northern edge of the site. Both
of these neighborhoods are relatively new, having been
built in the last five years. Primary access to both of
these neighborhoods is via Lighthouse Drive. Sea View
Ranch is also accessed by Loma Vista Drive to the north.
An eight- to ten-foot high retaining wall provides a visual
barrier along a portion of the western boundary of Sea
View Ranch. Both neighborhoods have neighborhood
parks, which serve the local residents.

Figure: Existing retaining wall along western boundary and
an unimproved dirt road within the site

North of the Workforce Residential Planning Area is an
auto salvage yard which is anticipated to be redeveloped
as single- and/or multi-family residential in the future.
South of the project site is existing light industrial land uses.
These include agricultural processing, manufacturing,
and warehouse distribution. See Figure 2-3: Existing
and Surrounding Land Uses.

Figure: Adjacent Las Brisas residential
neighborhood

Figure: View north of the restored Watsonville Slough
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2.5 Description of Site/Site Analysis
Geology and Soils
The site is located within a seismically active region of
northern California that is comparable to the remainder
of the Bay Area. The San Andreas Fault is located about
six (6) miles northeast of the site and is part of a major
fault zone that extends approximately 700 miles from the
Gulf of California to Point Arena.
The site is located within the Coast Range geomorphic
province of California, which consist of a series of
north-south trending valleys and ridges that parallel the
coastline. The bedrock in this region is composed of
granitic and metamorphic rocks, ranging in age from the
Paleozoic era to Cretaceous period. More recent nonmarine terrace and alluvial deposits derived from the
Santa Cruz Mountains comprise the surface sedimentary
materials in Watsonville.
As shown in Figure 2-4: Existing Soil Types, a majority of
the project site consists of an association of Clear Lake
Clay, Conejo Clay Loam, Diablo Loam, and Watsonville
Loam. These soils derive from sandstone, shale, and
mixed sedimentary rocks that were eroded, transported
and then deposited as alluvium. Conejo soils are
suitable as sites for urban development, however the
majority of the other soils have high shrink-swell potential
and low strength which limit their ability to support
building foundations, roads, and other structures without
amendment.

Site & Context
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Peat is a low bulk density organic material that consists
of predominantly plant remains, and is found in southern
portions of the East Business Park Planning Area. Peat
and organic soils are extremely soft and unconsolidated
superficial deposits constituting the subsurface of wetland
systems. These soils are problematic due to their very
high compressibility and low shear strength. Peat also
has very low bulk density, very high permeability and
liquid limit. As such, peat is considered as unsuitable
material for engineered construction.
From an engineering perspective, the choice of
construction method in areas underlain by peat deposits
is a matter of finding optimal solutions between the
economic and technical factors, available construction
time, and the target performance standards. Avoidance
of construction on fills over peat layers, replacement
of surface peat layers by granular fill materials, stageconstruction, use of light-weight fill in situ improvements
(preloading, stone and sand columns and vacuum
consolidation), and piles are some of the methods that
can be used in construction over peat. Geotextile and strip
drains (paper or polyester) can also be incorporated into
construction to improve stability, improve constructability
and accelerate construction. Newer developments in
construction methods include lightweight geo-materials,
thermal pre-consolidation, deep in situ chemical
stabilization and preload pier technologies.

Soils in the East Business Park Planning Area includes
soft, saturated, silty and peaty clay soils to a depth of
about 60 feet before transitioning into denser and more
granular soils.
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Topography/Grading
As shown in Figure 2-5: Existing Topography, the northern
portion of the North Business Park Planning Area has
the highest elevation on the project site with a height
of 52 feet above sea level. This area gradually slopes
downward to a low of 12 feet above sea level adjacent to
Watsonville Slough.

Additionally, a portion of the soils located east of Ohlone
Parkway contain peat soils. These soils are very high
in organic materials and are generally not conducive
to engineered construction.
Special engineering
considerations (e.g. soil replacement, piles, etc.) will
be required when constructing buildings and/or surface
parking in these areas.

Both the West and East Business Park Planning Areas
slope downward from south to north. Adjacent to the
Southern Pacific Railroad, the elevation is approximately
15 feet. The elevation drops to approximately 11 feet (for
a net change of four feet) near the Watsonville Slough.
Topography in the Workforce Residential Planning Area
slopes downward from the northwest to the south and
east from an elevation of 26 feet to a low of 11 feet near
the Watsonville Slough.
Because the area south of the Watsonville Slough is
located within the 100-year floodplain, building pad
elevations may need to be raised to a minimum of within
three (3) feet of the base flood elevation with imported fill
material unless the levee improvements along the Pajaro
River are completed. Based on current topographic
conditions, this will require approximately 225,000 cubic
yards of fill.

Figure: West Business Park Planning Area

The West and East Business Park Planning Areas
slope gently from the railroad (elevation 16) north to the
edge of the slough restoration (elevation 12). As such,
approximately four to five feet of fill will be required closer
to the railroad and approximately seven to eight feet of
fill will be required closer to the Watsonville Slough. This
differential in fill requirements will affect project phasing,
as discussed below.
To help reduce the amount of fill required, the parking
area may be sloped (at approximately 4%). Within the
West Business Park, it is envisioned that building pads
will be filled to an elevation of 17 to 18 feet with parking
pads at 15 to 16 feet in elevation. In the East Business
Park where the floodplain is higher, building pads will
need to be set at 19 to 20 feet in elevation, and parking
lots 18 to 19 feet in elevation.
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Figure: North Business Park Planning Area
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Hydrology
Drainage and Groundwater
The project site is within the Pajaro River drainage basin,
which covers over 1,300 square miles and extends over
portions of Santa Cruz, Monterey, Santa Clara and San
Benito counties. The Pajaro River, which is located less
than a mile south of the project site, flows year round. A
levee, constructed by the U. S. Army Corps of Engineers,
extends along its final 11 miles through Santa Cruz and
Monterey counties before entering the Pacific Ocean.
The current levee is inadequate for full 100-year flood
protection.

Figure: Drainage ditch adjacent to Highway 1

The Struve Slough forms the northern most boundary of
the site. The Watsonville Slough traverses the site from
east to west. These sloughs are part of the Watsonville
Freshwater Slough System.
Watsonville Slough, which runs along the northern property
edge of the West and East Business Park Planning
Areas, is mostly cleared of vegetation and channelized in
the area from Highway 1 to the bridge crossing at Ohlone
Parkway. East of the Ohlone Parkway, the slough has
undergone extensive wetland restoration.
The project site contains a number of drainage channels
that drain directly into Watsonville Slough. In particular,
a significant drainage ditch, approximately 10 feet wide,
extends south to north along the project boundary
(adjacent to the Highway 1 right-of-way) from the railroad
right-of-way north to Watsonville Slough.

Figure: Wetlands restoration east of Ohlone Parkway

Recent (Fall 2006) groundwater calculations in the
West Business Park Planning Area indicate that the
groundwater across the site showed a range of three
(3) to nine (9) feet below the ground surface, with the
most shallow groundwater levels not surprisingly found
adjacent to the Watsonville Slough drainage ditch.
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Flooding

FEMA Regulations

Significant flooding has historically occurred within lowlying areas of Watsonville and the Pajaro Valley. As
evidenced by the flood events of 1995 and 1998, flooding
has usually resulted from overbank flow caused by limited
channel capacity along reaches of the Pajaro River.

The City of Watsonville participates in the National Flood
Insurance Program (NFIP), which is regulated by the
FEMA. As such, the City is required to follow FEMA
regulations for new construction in flood hazard areas.

The existing channel capacity in the lower reaches
of Pajaro River (downstream of the confluence with
Salsipuedes Creek) is approximately 22,000 cubic feet
per second (cfs), whereas the estimated 100-year flood
event is 44,400 cfs. Therefore, the Pajaro River currently
has the capacity to carry floodwaters from a 20-year storm
event—a flood that has a 1 in 20 chance (5 percent) of
occurring in any given year.
To solve the Pajaro River flooding problem, the Counties
of Monterey and Santa Cruz, the City of Watsonville, and
other local partners began working with the US Army
Corps of Engineers on the Pajaro River Flood Protection
Project, a local and federal response to address the
immediate and future flood protection needs of the region.
The project’s main task is to rebuild the levees along
the main stem of the Pajaro River. Once the project is
completed, the areas at risk of flooding could qualify to
be mapped out of the FEMA 100-year floodplain, and
would no longer be required to participate in the National
Flood Insurance Program (NFIP) (The Pajaro River Flood
Protection Plan, 2007).
While the East and West Business Park Planning Areas
are shown within the Watsonville Slough flood zone,
wetland restoration efforts have removed the developable
portions of the project from that flood zone.
As shown in Figure 2-6: FEMA 100 & 500 Year Floodzones,
all of the West and East Business Park Planning Area
sites are within the 100-year flood zone (Zone A). The
base flood elevations across these sites vary from 20 to
23 feet and the existing ground surface in some areas is
as much as 13 feet below the 100-year floodplain.

December 2010

NFIP regulations require new non-residential structures
be protected. This can be accomplished by raising
the buildings above the BFE, by floodproofing, or by a
combination of the two.
NFIP regulations require that a non-residential building
located in a Special Flood Hazard Area (the land
area covered by the floodwaters of the base flood) be
floodproofed for that portion of a building that is located
below the floodplain. “Floodproofing” is defined as a
combination of adjustments and/or additions of features
to buildings that eliminate or reduce the potential for
flood damage.” (FEMA Technical Bulletin 3-93, page 1).
Examples of such adjustments and additions include:
“anchoring the building to resist flotation,
collapse and lateral movement; installation of
watertight closures for doors and windows;
reinforcement of walls to withstand floodwater
pressures and impact forces generated by
floating debris; use of membrane and other
sealants to reduce seepage of floodwater
through walls and wall penetrations; installation
of pumps to control interior water levels’;
installation of check valves to prevent the
entrance of floodwater or sewage flows
through utilities; and the location of electrical,
mechanical, utility, and other valuable
damageable equipment and contents above
the expected flood level.” (Ibid).
NFIP regulations regarding to the design of floodproofing
for non-residential buildings state that a community that
participates in the NIFP shall:
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“Require that all new construction and
substantial improvements of non-residential
structures within zones A1-A30, AE, and AH
on the community’s Flood Insurance Rate
Maps (FIRM) (i) have the lowest floor (including
basement) elevated to or above the base flood
level, or (ii) together with attendant utility and
sanitary facilities, be designed so that below the
base flood level the structure is watertight with
walls substantially impermeable to the passage
of water and with structural components having
the capability of resisting hydrostatic and
hydrodynamic loads and effect of buoyancy.”
(Ibid, page 2).
It should also be noted that while buildings need only be
protected to the base flood elevation (BFE) for floodplain
management purposes, freeboard is considered for flood
insurance rating purposes. Because of the additional risk
associated with any floodproofed building, one (1) foot
is subtracted from the elevation to which a building has
been floodproofed. Therefore, to receive an insurance
rating based on 100-year flood protection, a building
must be floodproofed to an elevation at least one (1) foot
above the BFE.
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2.6 Existing Parks and Open Space
The City of Watsonville has a network of trails over five
(5) miles in length that provide public access to Struve
and Watsonville Sloughs (see Figure 2-7: Parks &
Open Space). These trails consists of both paved and
permeable surfaces (i.e. decomposed granite), which
provide critical access to open space and recreation.
Development of the trail system is on-going. A critical
trail linkage between the two sloughs extending through
the project site (namely within the North Business Park
Planning Area) is yet to be completed. Current plans call
for a north-south connection trail between Watsonville
Slough and Struve Slough adjacent to Highway 1.
There are no active parks within the project site and
park development is not required to serve the industrial
projects. The workforce housing site will require the
development of a new park site or the payment in of lieu
park development fees. The closest parks are the fouracre Sea View Ranch Park and the 1-acre Las Brisas
park, both located north of the project site.

FEMA regulations limit the types of buildings that may
be wetproofed (i.e. ability to withstand penetration of
water) to parking garages, historic structures which are
undergoing addition or renovation, agricultural buildings
and buildings dependent on being proximate to a
waterway. FEMA requires commercial buildings to either
be elevated to the BFE or elevated to no more than three
feet below the BFE and fitted with removable watertight
flood barriers and watertight exterior walls.
Within the West and East Business Park Planning Areas,
the BFE ranges between elevation 20 at the westerly
edge near Highway 1 to 23 feet to the east (see Figure
2-6: FEMA 100 & 500 Year Floodzones). If these two
planning areas are developed before the Pajaro Flood
Control project is completed and flood hazard maps
revised, finished building pad elevations would need to
be raised as much as eight feet.
Figure: Upper Watsonville Slough
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The City of Watsonville has more than 800 acres of
wetlands, one of the largest remaining freshwater
marshes on the Central Coast of California. Over the
past several years, the City of Watsonville, working in
close cooperation with Watsonville Wetlands Watch, have
made a concerted effort to protect, restore, and maintain
these wetland areas. The most recent restoration project
has been the Upper Watsonville Slough Wetlands
Restoration Project.

This project covers 25 acres and includes the excavation
of agricultural lands on the site for the restoration of
wetlands, construction of storm water treatment features,
and pedestrian access improvements. The restoration
project is currently underway, and is in the process of
establishing refuge islands, a fresh-water marsh, riparian
woodland, and open-water zones.
Of the three phases, Phase 1A and 1B have been
completed, which includes a trail connection between
Kearney Street and the Ohlone Parkway. Phase 2
anticipates a trail connection between Ohlone Parkway
and Highway 1.

Figure: Watsonville Slough Wetlands Restoration Project Phasing Map
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2.7 Existing Circulation
Regional access to the MOBP area is provided by
Highway 1, a freeway/major arterial that connects cities
within Santa Cruz County to the north with communities
in Monterey County to the south (see Regional Map on
page 2-1). Highway 1 between Watsonville and Highway
17 in Santa Cruz is a four-lane divided highway. A portion
of Highway 1 extending south from Watsonville to SR 156
is a two lane road. The segment of Highway 1 adjacent
to the site includes an interchange at Riverside Drive (SR
129). Riverside Drive becomes Riverside Road east of
Watsonville and provides regional access to Highway 101
near San Juan Bautista via SR 129. Additional regional
access is provided by West Lake Drive / Hecker Pass
Road (SR 152) to Highway 101 at Gilroy.
Important local roadways in the vicinity of the project site
include the following, as shown in Figure 2-8: Existing
Circulation Network:

Santa Victoria Avenue, a two-lane, local road
that extends north-south along the eastern
edge of the existing Las Brisas neighborhood
and adjacent to the Workforce Residential
Planning Area.
The Santa Cruz Metropolitan Transit District (SCMTD)
provides local public transportation services to the City,
including five transit routes that run throughout. The
MOBP area is currently serviced by SCMTD Route 74,
which runs along West Beach Street south of the site
and up Ohlone Parkway intersecting the site as shown in
Figure 2-8: Existing Circulation Network. The Watsonville
Transit Center is located at Rodriguez Street and West
Beach Street, approximately one mile east of the site.
Monterey-Salinas Transit (MST) provides public
transportation for areas within Monterey County. MST
operates three regional bus routes from downtown
Watsonville, including two routes to Salinas and one
route to the Marina Transit Exchange in Marina.

Ohlone Parkway, a two- to four-lane, minor
arterial that crosses the project site. The
roadway extends north-south from Main Street
(SR 152) to West Beach Street.
West Beach Street, a two-lane, arterial that
continues east-west south of the site. The
roadway extends from Main Street to Lee
Road, connecting downtown to the western city
limits and ultimately Sunset State Beach.
Lee Road, a two-lane, minor north-south
collector that parallels the west side of
Highway 1. The roadway extends from
Harkins Slough Road (dead-end) to Riverside
Drive (SR 129).

Figure: Ohlone Parkway

Loma Vista Drive, a two-lane, collector road
that extends from Ohlone Parkway to the north
end of the project site, adjacent to Struve
Slough and the Sea View Ranch Subdivision.
Lighthouse Drive, a two-lane, local road
that extends east and west from the Ohlone
Parkway to both the Las Brisas and Sea View
Ranch residential neighborhood.
Figure: Lee Road

2-18

December 2010

²

ailroad
Pacific R

Paseo
Drive

HIGHWAY 1

Lee Road
1200
Feet

(HWY

129)

Stre
e

t Extension

et
2nd Stre

2.0

Existing Circulation Network 2-8

e Drive
iversid
West R

Kearney

et
Stre

treet
er S
Walk

Approximate

et
ch Stre

ea
West B

Avenue
San Luis

Ford

treet
er S
Walk

600

Drive

Ma
in
St
ree
t

et

300

Loma
Vista

Site & Context

Stre

0

Source: City of Watsonville General Plan (2006), Santa Cruz Metropolitan Transit District (2007)

Southern

Rail Line

Bike Route

SCMTD Bus Route

Local

Collector

Minor Arterial

Arterial

Freeway

Project Boundary

LEGEND

ve
Dri

use
Lighth
o

arkw
ay

ne P
Ohlo

CITY OF WATSONVILLE

Industrial R
oad

MANABE-OW BUSINESS PARK SPECIFIC PLAN

nue
Ave
oria
Vict
a
t
San

rive

rigez

Harvest D

Rod

2

Site & Context

CITY OF WATSONVILLE MANABE-OW BUSINESS PARK SPECIFIC PLAN

2.8 Existing Utilities
Existing Potable Water System
The Watsonville Public Works and Utilities Department
(WPWUD) provides water to more than 13,500 metered
accounts within a service area that extends well beyond
the City limits. About 85 percent of the City’s water supply
is groundwater from the Aromas Red Sands Aquifer,
while the remaining 15 percent is surface water collected
from Corralitos and Browns Creeks. The City operates
12 wells and two surface water intakes.
The City has adequate water capacity to serve this
project. Although the project will increase the number
of water connections, it will result in a net reduction in
the overdraft of the overall basin due to cessation of
agricultural related water use. It is estimated that this
transition from agriculture (183 acre feet/year) to industrial
use (72 acre feet/ year) will result in a net reduction in
the overdraft condition by approximately 111 acre feet
annually, with greater benefits being realized during the
years leading up to full buildout; representing a greater
than 50-percent reduction in water use over commercial
agricultural uses on the site.
Potable water is currently delivered to development
adjacent to MOBP by various transmission mains ranging
in size from 8 to 14 inches in diameter. As shown on
Figure 2-9: Existing Wet Utilities, potable water lines are
located along the major transportation routes bordering
the site. These include a 14-inch main that runs along

Figure: Water Main
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Ohlone Parkway, a 10-inch main along Loma Vista Drive,
a 12-inch main along the Southern Pacific Railroad
corridor, and a 8 to 10 inch main along Kearney Street
Extension connecting to Ford Street.
Water flow tests performed by the City in 2000 at the
intersection of West Beach Road and Lee Road tested
at a discharge rate of 3,820 gpm, on a 4.5-inch diameter
hydrant outlet. Furthermore, tests performed in 2004
at the intersection of Ohlone Parkway and Lighthouse
Avenue tested at a discharge rate of 3,522 gmp, on a
4.5-inch diameter hydrant outlet, resulting in more than
adequate flows to serve the project area.
Existing Wastewater System
The WPWUD is also the service provider for a 21
square mile area that is composed of Watsonville,
Pajaro, Freedom and Salsipuedes sanitary district. The
City maintains 115 miles of collection pipelines and 18
pump stations to ensure that wastewater flows without
interruption to the wastewater treatment facility located at
401 Panabaker Lane. While the facility has the capacity
to treat 12.1 million gallons per day (mgd), this facility
treats on average seven (7) mgd of wastewater from
residential, commercial and industrial sources.
Wastewater is treated to a secondary treatment level,
and undergoes extensive monitoring and testing to
insure compliance with all regulatory pollution prevention
laws before being discharged to the Monterey Bay over a
mile offshore. The City is completing a tertiary treatment
system to help supply 4,000 acre-feet of water to serve
agriculture fields.

Figure: Example of a wastewater treatment facility
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Existing wastewater facilities adjacent to MOBP include
various gravity sanitary sewer mains that collect the
generated wastewater flows adjacent to the site and
convey the flows to City’s wastewater treatment facility
located. These include mains along Ohlone Parkway
bisecting the site, Lighthouse and Paseo Drive, Kearney
Street Extension, and Ford Street (see Figure 2-9 Existing
Wet Utilities) There is more than adequate wastewater
capacity to serve this project.
Existing Storm Drain System
They City of Watsonville is responsible for construction
and maintenance of stormwater facilities. Stormwater
drainage infrastructure in the City’s Urban Limit Line
consists of natural streams, sloughs, subsurface
stormwater drainage pipelines, pump stations (which
discharge into Corralitos Creek and Pajaro River) and
regional detention basin facilities.
The MOBP project area is adjacent to various storm
drain facilities that collect surface runoff and providing
conveyance to the main flood control channel in the area,
the Watsonville Slough. Existing storm drain facilities are
indicated on Figure 2-9: Existing Wet Utilities.
A majority of the catch basins near MOBP drain to
mainlines in streets that cross under the roadway, and
the nearby sloughs, including Watsonville Slough.
These catch basins and laterals are located on nearly
all sides of the project area. Runoff from the northern
portion of MOBP flows south and deposits into the
Watsonville Slough. Runoff from the southern portion of
the site flows northeast, also depositing into the Slough.
As depicted on Figure 2-9: Existing Infrastructure, the
adjacent streets providing storm drain mainlines include
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Lighthouse Drive, Paseo Drive, the northern portion of
Ohlone Parkway, and Kearney Extension. Additionally,
a mainline currently exists on the east side of Highway 1
outside the southwest corner of the project site.
The City maintains a storm water management plan in
accordance with the State Regional Water Quality Control
Board requirements. The project will be required to meet
the low impact design (LID) requirements of the plan
including the provision of bioswales and other systems
needed to meet the plans water quality goals.
Dry Utilities
Electrical and natural gas services are provided to the
City through Pacific Gas and Electric (PG&E), which is
regulated by the Californian Public Utilities Commission.
PG&E charges connection and user fees for all new
development in addition to sliding rates for electrical and
natural gas services based on use.
AT&T is the primary provider of telephone service to
the City. The California Public Utilities Commission
regulates telephone service. AT&T is compensated for
its operations, maintenance, and capital improvement
costs by connection and user fees, which it collects from
all new development.
Charter Communications provides cable television
service to the City. This company is privately owned and
operated and recovers its operations, maintenance, and
capital improvement costs by connection and user fees.

Figure: Watsonville Slough
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2.9 Public Services
Solid Waste
The City’s Public Works and Utilities Department handles
solid waste management, including waste disposal and
curbside recycling. Currently, this City operates a landfill
located off of San Andreas Road as well as a materials
recovery facility (MRF) on Harvest Drive. The MRF also
handles construction/demolition debris and other selected
waste streams.
Law Enforcement
Police protection services are provided by the Watsonville
Police Department, which consists of a headquarters
station in downtown approximately one mile from MOBP,
and unstaffed satellite neighborhood stations located
throughout the rest of the City.
Police activities include directed and self-initiated
services, including dispatch calls for police services,
foot patrol, area checks, warrants service, welfare safety
checks, investigation of suspicious activities, and other
law enforcement services.

Figure: Curbside waste management

Fire protection
The Watsonville Fire Department provides fire
suppression services from two stations; one at Second
and Rodriguez (one mile from MOBP), and a second at
370 Airport Boulevard (three miles from MOBP). The
quality of fire suppression capabilities is demonstrated
by the Insurance Services Office (ISO) rating of 2, the
highest in Santa Cruz County.
In addition to fire protection, the department has the
responsibility of regulating, monitoring, managing, and
clean-up hazardous materials, providing rescue and basic
life support for medical emergencies, and managing the
City’s safety and disaster management programs. The
department has also developed programs to prevent
and mitigate the threats associated with fire, medical
emergencies, hazardous materials, and accidental injury
through prevention and public education activities. The
Fire Department also prepares safety evaluations for
the Community Development Department on proposed
development.
The Fire Department’s current goal is provide a response
time of four to six minutes or less from the nearest fire
station to all portions of the City.
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General Government
City Council
Watsonville is a charter city operating with a city manager
and city council form of government. The City has seven
council districts that are represented by one City Council
member each. The project is in Council District One that
is currently filled by Manuel Bersamin. The Plan will be
reviewed by the City’s Planning Commission and granted
final approval by the City Council.
Cabrillo College
The City is also located in the Cabrillo College community
college district. Cabrillo College is a two year community
college with the main campus located in Aptos
(approximately 10 miles north). A satellite campus is
located in downtown Watsonville was recently expanded
in 2003 and is pursuing additional expansion of the
vocational training program, where the old City library
was located. The City intends to coordinate with Cabrillo
College through their college training program to help
create opportunities for the communities to participate in
the new jobs created by the Manabe-Ow project.
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3
DEVELOPMENT PLAN
3.1 Land Use Concept and Vision
The MOBP land use concept and vision will guide the development and management of approximately 95 gross acres
incorporating a business park, limited neighborhood retail, workforce housing and environmental/open space areas.
At full buildout, the MOBP is anticipated to contain just over one million square feet of flex-use light industrial commercial
uses and 25,000 square feet of retail uses. It will become a significant employment center for the City of Watsonville
serving as a major economic catalyst providing well-paying, high-skilled and semi-skilled employment. Located
between two significant City-owned environmental assets, namely Watsonville Slough and Struve Slough, the MOBP
presents a unique opportunity to create a destination business park in south Santa Cruz County that is synonymous
with the City’s economic development and environmental stewardship goals. The project will also provide needed
workforce housing and assist in the long-term maintenance of more than 25 acres of restored wetlands associated with
the Watsonville Slough.
Given current and anticipated market conditions and development costs, development of the site will require creativity
and flexibility in density, product type, design, and entitlement processing to help the City meet its economic (job
growth) objectives.
Methods to encourage economically feasible development may include; construction of infrastructure that is only
required to functionally serve the project, phasing/deferring initial capital outlays, defining flexible and economically
practical design guidelines and parking ratios, allowing for maximization of development density, and allowing a wide
range of uses and building types to appeal to a broad market.

Figure: Business Park vision model
December 2010
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This chapter provides a summary of the major features of
the plan, including Development Standards and Design
Guidelines for each respective land use district within
MOBP. Additionally, this section addresses permitted
uses within MOBP, and considers various project buildout scenarios. Figure 3-1: Illustrative Plan, illustrates
at a conceptual level what the project might look like at
buildout. Table 3-1: Land Use Summary provides an
overview of acreages and the development program.
Following is a brief description of the purpose and intent
of the Development Standards and Design Guidelines
contained in this chapter.

Development Standards
Each land use district within MOBP will carry distinct
development standards and permitted uses. Figure 3-2:
Land Use Plan illustrates the location and relationship
of the permitted land uses, including business park,
open space, retail, residential, and roadways. This
Land Use Plan will serve as the main reference for all
future planning work and implementation activities within
MOBP.
As shown in the Figure, the four land use zoning
districts established for the MOBP site include:
Business Park District;
Retail Overlay District;
Workforce Housing District; and
Environmental/Open Space District.
The development standards of this Specific Plan shall
supercede the zoning requirements as set forth in the
Watsonville Municipal Code. Should any development
standards contained in this Specific Plan conflict with
the zoning requirements described in the Watsonville
Municipal Code the standards of this Specific Plan
shall prevail. For applicable standards or procedures
not expressly stated in the Specific Plan, the zoning
requirements of the Watsonville Municipal Code shall
prevail.

3-2

December 2010

Slough Overpass
Bridge

Trail/Sidewalk
Connection

Future
access
option to
Lee Road

0

250

Source: RBF Consulting

²

Lee Road

500

uth

Highway Oriented
Monument Sign

rk Road So

Struve
Slough

HIGHWAY 1

North
Approximate

1000
Feet

rk Roa
d

Business
Pa

Business Pa

on Road
Connecti

t

oad Wes

Slough R

Transit Plaza

Paseo
Drive

Gateway
Entrance Sign

ast
Road E

Drive

Avenue

Future
Roadway
Extension

Santa C

venue
ataline A

San Luis

Retail Overlay Center

Slough

Loma
Vista

Sidewalk connection
to trail network

Limited Access

CITY OF WATSONVILLE

e
Lighth
ouse D
riv

MANABE-OW BUSINESS PARK SPECIFIC PLAN

Ohlone Parkwa
y

ta
San

Street

Railroad

Kearney

3.0

Extens
ion

Watsonville
Slough

Development Plan

#

Illustrative Plan 3-1

each
West B

Pacific
Southern

Watsonville
Slough Trail

Connection to
trail network

ue
ven
ia A
r
o
t
Vic

ac.
ac.
ac.

Less - Public Roadways (20%)

Less - Env'l./Open Space

Net Buildable Area

10%
sf.

Landscaping & Hardscape

Parking Area

spaces
spaces

Off- Street

Total

1,192

1,080

112

0.44

361,114

95,041

421,300

21.8

3.4

25.2

North
Bus. Park

1,232

1,071

161

0.46

358,080

90,957

417,760

20.9

5.5

26.4

West
Bus. Park

CITY OF WATSONVILLE

438

411

27

0.44

137,682

36,770

160,629

8.4

0.9

9.3

East
Bus. Park

APRIL 2010

142

2,862

p
C
3
b
il-oa
d
rPageNumber

142

-

0.34

42,718

7,623

25,889

1.8

1.8

Neighborhood
Retail

2,562

300

856,876

222,768

999,688

51.1

9.8

61.0

Bus. Park
Total

Notes:
1. This table is illustrative. The actual development program may vary.
2. On-site parking is based on the assumption of 1 parking space per 390 square feet of gross area (parcel).

spaces

On-Street

Parking

Realized Site Coverage Ratio

sf.

Building Footprint

Development Program

ac.

Unit

Gross Site Area

Table 3-1: Land Use Summary

MANABE-OW BUSINESS PARK SPECIFIC PLAN

Insert Table 3-1, delete this page

180

180

-

5.8

1.4

7.2

Workshare
Residential

25.5

25.5

Env'l. / Open
Space

3

3,184

2,884

300

899,593

230,391

1,025,578

58.7

25.5

11.2

95.4

Total

Development Plan

²

0

250

500

HIGHWAY 1

1000
Feet

Approximate

Paseo
Drive
Connectio

n Road

Slough R
oad West

Drive

Soutern

ailroad
Pacific R

Santa C

venue
ataline A

Avenue
San Luis

ast
Road E
Slough

Loma
Vista

3.0

rne

yS

t
Stree

Kea

Ford

tree

t Ex
ten
sio
n

North Business Park Overylay
District

Retail Overlay District

Environmental/Open Space

Workforce Residential District

Business Park District

LEGEND

Development Plan

Land Use Plan 3-2

treet
each S
West B

ue
ven
ia A

Source: RBF Consulting

CITY OF WATSONVILLE

Light
house
Drive

MANABE-OW BUSINESS PARK SPECIFIC PLAN

Lee Road

Business
Park Ro
ad No
rth

uth
rk Road So
Business Pa

r
icto
ta V
San

Ohlone Parkwa
y

3

Development Plan

CITY OF WATSONVILLE MANABE-OW BUSINESS PARK SPECIFIC PLAN

Design Guidelines

The guidelines will be used in the review of proposed
projects in compliance with requirements of the City’s
General Plan and Municipal Code. The guidelines are
applicable to all new development proposed in the MOBP
area and address the following design categories:

The Design Guidelines establish a range of encouraged
design approaches that allow for flexibility and innovation
in the design of development projects while maintaining a
level of quality commensurate with the Land Use Concept
and Vision as described in this Chapter. The MOBP
envisions a unique industrial park that provides a distinct
visual entry to the City of Watsonville that is accomplished
in an economical but attractive fashion. The park
includes a variety of modern styles that compliment and
emphasize the flexible industrial uses that are envisioned
to occupy the park. The buildings also are a complement
to the existing wetland that surrounds the area.
As the MOBP site is developed, the guidelines will assist
the City of Watsonville in evaluating the conformance of
individual projects. The guidelines are designed to provide
the City of Watsonville with the necessary assurance
that the MOBP area will develop in accordance with the
quality and character proposed herein; and to provide
guidance to City staff, Planning Commission and the City
Council in the review of future development project in the
MOBP area.
During the review of proposed development projects, the
City may use discretion in applying various provisions
in the design guidelines to specific projects. It is not
anticipated that each guideline will apply equally to
every project. In some of the cases, one or more of the
guidelines may be relaxed to facilitate compliance with a
more important or appropriate guideline for that project.
When implementing the guidelines, the overall object is
to ensure that the intent and spirit of the guidelines are
followed and that the project respects its surroundings
and honors the desired character of the area.

3-6

Business Park Design
Retail Overlay Design
Workforce Residential Design
Interim Use Design
Site Plan Components Design (including
landscape, signage, and lighting design)
Sustainable and Green Design Principles
Sustainable and green development is the practice
of increasing the efficiency of buildings and their
use of energy, water, and materials, and reducing
building impacts on human health and the environment
through better siting, design, construction, operation,
maintenance, and removal.
Effective green building can lead to: 1) reduction in
operating costs by increasing productivity and using
less energy and water, 2) improved public and occupant
health due to improved indoor air quality, 3) reduced
environmental impacts by, for example, lessening storm
water runoff and the heat island effect (Wikipedia, 2007).
The Design Guidelines found in this chapter provide an
opportunity to encourage sustainable and green design
through specified recommendations. These guidelines
incorporate green design features where feasible, giving
a definite advantage to those seeking Leadership in
Energy and Environmental Design (LEED) certification on
the site. The particular guidelines that consider “green”
design are identified with the following symbol bullet: *.
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3.2 Business Park District
The business park will be comprised a series of functional
grouping of office, research and development, professional
services, warehousing, and light manufacturing buildings
that are economically constructed yet visually attractive
and inviting. Buildings will be constructed in a flexible
manner to respond to changing market conditions
and tenancy requirements and suit a broad economic
market.
Lot size will be no less than 20,000 square feet, however,
industrial condominiums will be considered for lots
meeting the minimum requirements. Cross- easements
will be required for smaller lots (less than one acre) to
allow for efficient internal circulation and to minimize the
number of driveway curb cuts along public streets.

3

Building sizes will generally range from 6,000 square feet
to 30,000 square feet, although some buildings may be
larger depending on market demand. Buildings will vary
in height depending on the uses, but generally will not be
taller than 50 feet (unless approved through a special use
permit). Given the nature of the uses, some one-story
buildings will be considered and may incorporate partial
floor mezzanines and other features to maintain the
greatest amount of flexibility and adaptability for a variety
of users and market appeal. Under building parking will
be considered in areas that are in the flood zone to limit
potential effect of flooding.

Figure: Single lot design example
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Figure: By allowing cross-easements, adjacent properties can share common parking areas,
driveways, and internal circulation
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Building design will incorporate simple architectural forms
and massing while utilizing a variety of building materials
(concrete, steel, masonry, stucco, wood, glass etc.),
colors, and accent features that make them distinctive
and enduring. Modulation in building setbacks will be
provided to avoid long, monotonous building facades
and to create diversity.
The use of vegetated lattices and awning structures
as well and vine plantings on buildings will also be
encouraged to help create cost-effective entry features
and soften the visual effect of buildings.

Figure: Two story building with appropriate massing,
materials, and colors

Landscaping will be used around buildings, parking lots,
and along street frontages to soften the appearance of
the built form and create a setting that is inviting and
visually attractive.

Figure: Dense parking lot landscaping

Figure: Vegetated lattice and landscaping around
building
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Entries from the public roadways will be easily identifiable
and enhanced with signage and accent landscaping.
Buildings are anticipated to be located closer the street
frontages with some parking (i.e., for customers), while
a majority of the parking (i.e., for the employees) will be
located between and/or to the rear of the lots. Loading
docks and auxiliary structures such as trash enclosures,
utilities, etc. will be located away from public view and
visually screened appropriately.
A series of pathways within the complex of buildings will
be constructed to allow pedestrian connection between
buildings, parking lots, and to the Watsonville Wetlands
Slough trails, where applicable.

Figure: Enhanced entries with landscaped islands
and signage

Building placement that create opportunities for plazas,
courtyards, patios, and outdoor eating areas will be
created to provide opportunities for people to interact
and socialize. Wherever practical, buildings will be
oriented to maximize solar exposure and help reduce
energy consumption.

Figure: Pedestrian pathway within building complex

Figure: Trash enclosure appropriately screened and
similar in color to adjacent building
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Highway 1 – Highway 1 forms the western boundary
of the project site. The business park will be designed
to create a positive visual effect along Highway 1.
Buildings design will incorporate quality, yet economical
architectural features to create an aesthetically attractive
image and avoid public views of back-of-lot features such
as blank walls, loading docks, expansive parking, etc.
The focus of these properties will be to encourage larger
corporate headquarter-type buildings that can capitalize
on greater highway visibility.

Watsonville Slough – Buildings located adjacent to the
Slough Road and the associated buffer should be located
and designed to maximize views of the Watsonville
Slough.

Groupings of trees located adjacent to Highway 1 should
be interspersed allowing views of buildings and distant
vistas. A signature freeway monument sign noting the
name of the business park may be constructed in the
North Business Park Planning Area. This sign will be
ground-based (no pole[s]) using quality materials (e.g.
stone, concrete, masonry, etc.) and visible to both
northbound and southbound highway travelers.

Highway 1

Buffer

Developable Lot

Internal Road
ROW

Figure: Relationship to Highway 1

Residential

Watsonville Slough

Internal Road
ROW

Developable Lot

Figure: Relationship to the Watsonville Slough
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Southern Pacific Railway – Generally larger warehousetype buildings are anticipated along Southern Pacific
Railway line allowing for flexible transport options.

Connectionl
Road ROW

Developable Lot

Development Plan
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Sea View Ranch – Generally smaller buildings, set back
from the rear property line and screened with a dense
vegetated buffer, will be located adjacent to the Sea View
Ranch residential neighborhood to minimize visual, noise
and light and glare impacts. Specific building height
regulations apply to this area.

Vegetated
Buffer

Southern
Pacific
Roil Road
Corridor

Figure: Relationship to the Southern Pacific Railway

Internal
Road
ROW

Developable Lot

Vegetated
Buffer

Sea View
Ranch

Figure: Relationship to Sea View Ranch
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3.2.1 Business Park District
Development Standards
The Business Park (BP) District is intended to serve as
a new employment center within the City, providing a
variety of small- to large-scale land uses including but
not limited to manufacturing and assembly, warehousing
and distribution, office, and research and development.
Development standards for all development within this
district are provided in Table 3-2: BP District Development
Standards.
The BP District represents the majority of the Specific Plan
area and is located in three areas: the North Business
Park, located north of the Watsonville Slough, in between
Paseo Drive and Highway 1, the West Business Park,
located south of Watsonville Slough and west of Ohlone
Parkway, and the East Business Park located south of
Watsonville Slough and east of Ohlone Parkway.

Table 3-2: BP District Development Standards
Minimum Lot Area & Dimension Requirements
Lot Location/Type
Area (interior lot) [1]

20,000 square feet

Area (corner lot)

26,000 square feet

Street frontage (interior &
corner lot)

Lot Location/Type
Front yard

The North Business Park area will be allowed to develop
up to 130,000 square feet of light industrial development
with access off Loma Vista Drive. Once that threshold
is reached the bridge and slough road access shall
be installed. The Loma Vista access will be closed to
through traffic and used as emergency access only.

[7] On-site parking regulations shall be reviewed every 25% of anticipate
square footage to determine if adequate parking is provided.
3-12

Minimum Size
10 feet

Rear yard [2]

0 feet

Side yard (interior)

0 feet

Side yard (corner, street side)

10 feet

Landscaping Requirements
Site coverage [3]

10% of total area
Parking adjacent to a public
street: 5 feet
Building adjacent to a public
street: 10 feet

Other Requirements
Maximum building height [4]
FAR

50 feet
Minimum: 0.3

Parking [5] [7 - see bottom left]

1 per 390 gross square feet

Bicycle storage facilities

2% of total parking spaces

Cross-easements

Lot sizes shall be a minimum of 20,000 square feet
for interior lots, and 26,000 square feet for corner lots.
Industrial-condominiums may be allowed for lots that
meet the minimum standards. In most cases, buildings
shall be setback at least 10 feet from internal public
streets (front yard).

75-100 feet

Minimum Yard Setback Requirements

Perimeter landscaping

Development within the BP District will share common
driveways, parking areas, public space, and landscaping.
On parcels less than one acre, cross-easements will be
required between lots to allow for shared driveways and
parking lot isleways. Driveways extending from public
roadways shall be generally spaced at a minimum of 100
feet. On-street parking will be allowed on designated
internal public streets as described in Chapter 4 Circulation Plan.

Minimum Size

Driveway entrances [6]

Permitted uses

Cross-easements for access
and parking are required for
lots less than one acre
Driveways from public
roadways shall be spaced at a
minimum 100 feet
See Table 3-5: Permitted Uses

Notes:
[1] Lot Area - Industrial-condominiums may be allowed for lots that meet
the minimum standards.
[2] A 20-foot minimum rear yard setback is required within the North Business Park Overlay District.
[3] Site Coverage - Landscaping requirement may be reduced under
special circumstances due to site constraints and approved through a
Special Use Permit.
[4] Building Height - Building height as measured from the midpoint of a
gabled roof. Architectural features and appurtenances that compliment the
design of a building, as well as roof-top mechanical equipment is exempt
from the height limit up to 10 feet. Buildings over 50 feet will require a
Special Use Permit.
[5] Parking - If uses are known, applicant may use parking standards as
defined in the Municipal Code Section 14.17. Under building parking is
encouraged to maximize parking opportunities in the flood zone.
[6] Exceptions may apply in instances where unusual site constraints exist.
December 2010
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There are no rear yard setbacks with the exception of the
North Business Park Overlay District (described below)
where a minimum 20-foot setback will be required.
Buildings generally are not to be taller than 50 feet in
height. Buildings over 50 feet in will require a Special
Use Permit.
Landscaping shall make up no less than 10 percent of
the total parcel area. Parking lots adjoining public streets
shall be separated with a minimum 5 foot landscape strip.
Buildings fronting public streets shall be separated with a
minimum 10 foot landscape strip.

3
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To minimize the adverse visual impact of large, expansive
parking lots, a majority of the parking should be located
behind or to the sides of buildings. Additionally, loading
docks should also be located at the rear or side of
buildings and screened.
Parking spaces shall be provided for each lot as defined
in the Watsonville Municipal Code Section 14.17.
Parking lots should include both compact and standard
size spaces at 40 percent and 60 percent, respectively,
of the total amount (see Figure: Parking Lot Design
Standards). Under building parking is encouraged in the
flood zone to maximize parking opportunities.

Figure: BP District development standards diagram
Key:
1. Parking area
2. Driveway entrances: 100’ minimum
3. Frontage: 100’ minimum
4. Front yard setback: 10’ minimum
5. Side yard setback (internal): 0’ minimum
6. Side yard setback (corner lot): 10’ minimum
7. Rear yard setback: 0’ minimum
8. Parking Perimeter Landscaping: 5’ minimum
9. Cross-easements (for access & parking): required
for lots less than one acre

See Section 3.2.2 design guidelines for additional
development recommendations.

8’

16’

compact
24’
Standard

19’

9’

Figure: Parking Lot Design Standards
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North Business Park Overlay District
Because of its proximity to the existing homes along
Paseo Drive, development located within the North
Business Park Overlay District (see figure) is subject
to special development standards to minimize impacts
associated with aesthetics, noise, and glare.

Overlay District

As Figure 3-3: North Business Park Overlay District
Development Standards illustrates, development within
this area requires a minimum setback of 20 feet from
the rear property line. Additionally, building heights are
restricted relative to their elevation above sea level.
Special attention shall be given to project lighting
to minimize the effect of light and glare on adjacent
residential properties. All lighting at rear of buildings
shall be fully shielded using sharp cut-off lights and pole
heights not exceeding 14 feet.
Any type of land use that could potentially create
excessive noise (i.e. manufacturing, processing,
warehouse/distribution, etc.) shall be required to submit
a noise study demonstrating that exterior noises do not
exceed 65 dB (CNEL)1

Figure: North Business Park Overlay District

1. The standard unit of measurement of the loudness of
sound is the decibel (dB). CNEL standards shall follow the
regulations in the City’s General Plan.
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3.2.2 Business Park District Design
Guidelines
The following guidelines are intended to create the
building and site design framework for fostering the
desired character and quality of new development within
the MOBP Business Park (BP) District.
It is the intent that these guidelines provide flexible design
techniques that can be applied to an array of project
types, site plans, and uses seeking to create a business
park that conveys a sense of quality, yet economically
constructed development projects. The images shown
on this page provide examples of the types of projects
that respect the desired business park design of the
MOBP.
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Site Design
Objectives: To achieve the desired character of MOBP,
site design within the BP District should:
Maximize the development potential for each
project through efficient site design by including
the use of shared facilities (on lots smaller than
one acre) such as common driveways, parking
lots, isleways, landscape screening, trash
enclosures, etc.
Pay special attention to areas visible to the
public by considering views from streets and
highways
Maximize opportunities to relate to sloughs
and highway visibility and minimize “backside”
exposure where feasible
Consider impacts to existing built features
such as the industrial development and railway,
and Sea View Ranch residential development
Avoid overly large expanses of parking
adjacent to public streets

Development Plan

3

Building Placement and Orientation
Where feasible, orient buildings toward
the adjoining public streets. Main building
entrances should be located on the street
facing facade whenever feasible
Projects located adjacent to Watsonville Slough
should consider building orientation, views,
pedestrian access, landscaping, public areas,
etc. as part of site design to capitalize on the
benefits of the slough as a project amenity
Buildings should orient towards Highway 1
where appropriate by providing elements of
interest such as signage and architectural
features appropriate to project and building
type
Buildings on the same parcel should be
oriented on the site to create public spaces
where feasible and practical

* Optimal building orientation is encouraged for
the use of active and passive solar energy
features

To achieve these objectives, site design should consider
the following guidelines:

Figure: Maximize development potential by including the use of shared facilities (parking, driveways, landscaping, etc.).
Figure shows adjacent lots with shared facilities versus individual lot development.
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Parking

Public Street

Where appropriate to building type and use,
encourage parking areas to the sides and/or
rear of the building and away from public view.
Small visitor parking lots at the front of the
building may be appropriate
To maximize development potential and
efficiency, shared parking areas between
adjacent properties is strongly encouraged
Under building parking is encouraged in the
flood zone
Site Access

Figure: Example of a project with parking located to the
sides and rear of the building

Provide the minimum required turning radius
and roadway widths for driveways isles and fire
lanes, or otherwise consistent with the adopted
City standards
To maximize development potential and
efficiency, adjacent properties are strongly
encouraged to share driveway access to
parking lots and service/loading areas for
smaller properties
On-site Circulation
For lots less than one acre, shared driveways
may be located along the rear of buildings for
access to service areas and through parking
areas where appropriate

Figure: Shared access and parking for adjacent buildings

When appropriate based on use and function
of the building, the use of pedestrian exclusive
paths are encouraged to connect building
entrances, sidewalks, parking, and public
spaces

Figure: Pedestrian path connecting building and public
spaces
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Entry Driveways
Entry driveways should incorporate design
features such as pavers, stamped and/or
colored concrete, etc. to create a sense of
arrival and clearly separate vehicular and
pedestrian spaces
Entry driveways should be located at all
entrances from public streets, where feasible
No entry driveways should be located directly
off of Ohlone Parkway
Entry driveways and loading area access
drives should be wide enough to accommodate
the movement of trucks

Figure: Entry driveways should incorporate design features
to create a sense of arrival

To maximize development potential and
efficiency, the use of shared entry driveways
between properties is strongly encouraged
Loading/Service Areas and Mechanical Equipment
Service/loading areas, storage areas, trash
enclosures, and mechanical equipment
should be located behind or to the sides of
buildings and screened from views through a
combination of wall/fences and/or landscaping
Trash enclosures and mechanical equipment
housing should be compatible with building
architecture
Outdoor storage should not be permitted
(except as allowed by temporary use permit);
however exceptions may be approved by the
Planning Director if extenuating circumstances
warrant the exception and a design permit is
approved.

Figure: Trash enclosure should be compatible with
building architecture

Figure: Outdoor storage should not be permitted
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Adjacent Relationships
Individual project site design should consider its location
within the greater project area as follows:
Lots near adjacent existing neighborhoods
should consider special design techniques to
minimize impacts to existing development
Lots adjacent to the Watsonville or Struve
Sloughs should incorporate the sloughs as
an amenity by providing views and pedestrian
connections to the sloughs
Lots adjacent to Highway 1 should consider
placing appropriate signage, building
orientation, or other means towards to Highway
to maximize site exposure. Consider designs
that include dual front sides relating to both
Highway 1 and the internal public roadway

Business Park
Building
Views from
Building
Internal Road

Watsonville Slough
Figure: Buildings should be oriented towards Sloughs to provide access and views
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Architectural Design
Objectives: To achieve the desired character of MOBP,
architectural design within the BP District should:
Establish a sense of quality and attractiveness
Seek economical architectural design
techniques

Figure: Building with internal subdivisions

Design with sensitivity to building flexibility,
materials, color, size, and articulation
Encourage sustainable building design
To achieve these objectives, architectural design should
consider the following guidelines:
Flexible Design
Where appropriate and practical, buildings
should incorporate flexible design features
(i.e. partially removable interior walls) to
accommodate a variety of users and tenant
types

Figure: Appropriate facade with varied wall directions

Buildings should be capable of being
subdivided as needed
Facade Design
Facades that front the street should be articulated and
present the building in a quality and attractive manner.
These facades should include architectural variation over
at least 15 percent of the facade’s linear surface. This
can be accomplished through the following techniques:
Various changes in wall directions or facades

Figure: Appropriate facade with tower feature and trellis
at the building entrance

Stepping back an upper floor
Maximize the number and/or size of window
openings
Projecting trellises, canopies or awnings over
window openings
Recess entrances and windows into the facade
Towers, buildings projections, unique or design
features at building entrances and/or corners
Accent landscaping
Figure: Facade entry with accent landscaping trellis
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Encouraged Architectural Design

Landscaping, signage, building treatment along roadway

Building and landscape design at primary entrance

Appropriate building massing, landscape and signage

Appropriate design of building using steel materials

Building massing elements at primary entrance

Variety of building materials; architecturally distinguishable entry

Corner of building featuring tower/massing design

Use of windows/tower element at building entrance
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Discouraged Architectural Design

Minimal architectural variation and landscaping

Lack of a variety of building materials; no landscaping

Signage out of scale with building, lack of articulation

Obtrusive color, lack of windows, minimum landscaping

Poor building articulation, indistinguishable entrance,
repetitive building form

Minimal architectural variation and landscaping

Low quality building materials, minimal landscaping

Inappropriate signage, lack of building articulation, no
landscaping
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Quality Economic Design
Building should be made of quality yet economical
materials, used in a simple and straight-forward design.
Functional building elements should be used to help
articulate its design where appropriate. The following
techniques are encouraged:
Articulated structural elements of the building
Variation in window placement, size, and
operation
Articulated entries and stairways
Solar shading devises or other weather
protection devices
Trellises or other structures to support
vegetation

Figure: Unique shape and use of building
materials to create an interesting yet economical
design solution

Roof Design
Roof designs that use a combination of pitched
and flat articulation are encouraged
Roof overhangs are encouraged on
sloping roofs, and should be appropriately
proportioned with the overall frame of the
building

* Roofing should be of light color or reflective
materials, reducing heat island effect
All roof mounted mechanical equipment should
be consolidated and housed in architecturally
articulated enclosures to ensure they are
not visible from surrounding areas, including
Highway 1

Figure: Roof mounted equipment hidden from public view
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Figure: Functional building elements should articulate its
design

Figure: Appropriate roof overhang and articulation
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Building Materials

Steel/Metal Building Design

Use quality economical building materials. Appropriate
building materials include but are not limited to a
combination of:

As an economic strategy, steel or metal building materials
are allowed. However, when these materials are used it is
recommended that the architectural design of the building
include various articulation elements (as described earlier
under “Quality Economic Design.”

Tilt-up concrete
Glass
Poured-in-place rammed earth
Brick or concrete masonry
Steel frame construction
Steel/metal-clad exteriors
Wood frame construction

Figure: Appropriate metal building design with window
and facade articulation

Figure: Appropriate metal building design with window
and facade articulation

Figure: Discouraged “warehouse” style metal building
with inappropriate signage

Figure: Discouraged metal building design with little
articulation or landscaping
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Building Height and Mass
Building heights, massing and setbacks should be varied
to define different functions and uses such as office and
warehouses. Office spaces should be located along
the front perimeter of the building whenever practical.
Appropriate techniques for varying building height and
mass include:
Varying rooflines
Incorporating tower elements
Incorporating vaulted areas

Figure: Building massing and corner design elements

Building Corners
Where appropriate, key building corners should include
design features that provide clear articulation of building
shape and wall direction. Consider the following design
techniques:
Towers or projecting columns
Color or material variations
Accent landscaping at the base of the building
Building Colors

Figure: Example of tower articulation defining both the
building corner and entrance

Encourage building colors chosen from a
palette of subtle tones
Color as accents are encouraged

Figure: Appropriate color palette of subtle tones
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3.3 Retail Overlay District
Approximately 25,000 square feet of neighborhoodscale retail is proposed adjacent to the Ohlone Parkway.
Commercial Services may include convenience retail
and services designed to serve the adjacent business
park and residential neighborhoods. To allow flexibility
due to changing market conditions for retail space, the
exact size and location (i.e. on the east and/or west of the
Ohlone Parkway) will be determined at a future date.
The project’s deed restriction allows up to five percent
of the industrial space to be developed as retail, which
allows up to 35,000 square feet of retail.

Figure: Neighborhood retail example

Figure: Neighborhood retail example

Figure: Neighborhood retail example
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3.3.1 Retail Overlay District
Development Standards
The Retail Overlay (RO) District is intended to provide
convenience retail and services to meet the needs of the
Business Park and adjacent residential neighborhoods.
Types of goods and services include but are not limited
to restaurants, convenience stores, professional and
personal care services, and other uses of a similar nature
(see Table 3-3: RO District Development Standards, and
Table 3-4: Permitted Uses).
The RO District is located on the east and west sides of
Ohlone Parkway, south of the Watsonville Slough. To
allow flexibility due to changing market conditions, the
exact location of retail development within this district
(i.e., on the east and/or west side of Ohlone Parkway)
will be determined at a future date.
Development within the RO District is intended to create
a strong relationship with Ohlone Parkway. Buildings
shall include storefronts facing Ohlone Parkway with
pedestrian pathways connecting storefronts to the public
sidewalks.
To avoid conflicts and congestion at the Ohlone Parkway/
Slough Road West intersection, vehicular access to/from
the retail in the West Business Park shall be from the
Connection Road. A similar configuration will be required
in the East Business Park. Vehicle access directly from
Ohlone Parkway is not encouraged, but a right in/right out
turn lane may be considered at the time of design. The
median design shall follow the existing Ohlone Parkway
median design.
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Figure: Retail Overlay District area

Lot sizes shall be a minimum 10,000 square feet.
Development shall be setback from Ohlone Parkway a
minimum of 10 feet (front yard). Landscaping shall be
provided at a minimum of 10 percent of the total parcel
area. Parking lots fronting public streets shall be separated
with a minimum 5 foot landscape strip. Buildings fronting
public streets shall be separated with a minimum 10 foot
landscape strip. One parking space per 200 square
feet of gross building space shall be provided, which can
include restaurant uses.
See Section 3.3.2 design guidelines for additional
development recommendations.
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Table 3-3: RO District Development Standards
CONNECTION ROAD

Minimum Lot Area & Dimension

1

1

3

7

5

Minimum Size

Area (interior & corner lot) [1]

10,000 square feet

Street frontage (interior &
corner lot)

75-100 feet

Minimum Yard Setback Requirements
Lot Location/Type

4
3

SLOUGH ROAD WEST

Lot Location/Type

6

3
2
OHLONE PARKWAY

Figure: RO District development standards diagram
Key:
1. Parking Area
2. Frontage: 100’ minimum
3. Front yard setback: 10’ minimum
4. Side yard setback (internal): 0’ minimum
5. Side yard setback (corner): 10’ minimum
6. Rear yard setback: 5’ minimum
7. Interior courtyards are encouraged

Minimum Size

Front yard

10 feet

Rear yard

5 feet

Side yard

0 feet

Side yard (corner, street side)

10 feet

From building on same lot

0 feet

Landscaping Requirements
Site coverage
Perimeter landscaping

10% of total area
Parking fronting public street:
5 feet
Building fronting public street:
10 feet

Other Requirements
Maximum building height
Parking spaces
Driveway location

Bicycle storage facilities
Permitted uses

24 feet
1 per 200 gross square feet
No driveway access permitted
on Ohlone Parkway. Rightin/right-out only allowed on
Slough Road West
2% of total parking spaces
See Table 3-5: Permitted Uses

Notes:
No building may exceed 20,000 square feet.
[1] Commercial condominiums are permitted.
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3.3.2 Retail Overlay District Design
Guidelines
The following guidelines are intended to create the
building and site design framework for fostering the
described character and quality of new development for
the MOBP Retail Overlay (RO) District.

Site Design
Objectives: To achieve the desired character of MOBP,
site design within the RO District should:
Seek to establish a relationship with Ohlone
Parkway through appropriate building
orientation, visual articulation, and connections
Create an identifiable gateway for MOBP
by presenting an attractive and inviting
appearance along Ohlone Parkway

Figure: Example of neighborhood retail that has
established a relationship with the public street and
sidewalk

Maximize the development potential for
each project through efficient site design by
including the use of shared facilities
To achieve these objectives, site design should consider
the following guidelines:

Figure: Attractive retail with an inviting appearance
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Ohlone Parkway

Slough Road West

Connection Road

Shared
Parking

Entry
Drive

Courtyard/
Plaza

Shared
Parking

Figure: Conceptual retail site design

Building Orientation and Entries
Create a strong relationship with Ohlone
Parkway through appropriate orientation of
buildings
Avoid placing main building entries directly
against parking lots. Design techniques that
allow main building entries to open up to
courtyards or public space is encouraged
Encourage building configurations that create
usable outdoor public space where appropriate

Parking
Locate parking to the sides or rear of the
building and away from the public view
Allow limited visitor parking in front of buildings
where appropriately integrated with the building
design and site plan.
Shared parking areas between adjacent
properties is encouraged to maximize
development efficiency

Consider a secondary building entrance. This
entrance may be located to the back, or facing
the parking area.
December 2010
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Loading/Service Areas and Mechanical Equipment
Service/loading areas, storage areas, trash
enclosures, and mechanical equipment
should be located behind or to the sides of
buildings and screened from views through a
combination of wall/fences and/or landscaping
Outdoor storage should not be permitted
On-site Circulation
Driveway isles should be located through
parking areas, where appropriate. Driveway
width should conform to City standards
Consider the use of pedestrian exclusive
paths connecting building entrances, public
sidewalks, parking, and public spaces
Pedestrian paths should connect the main
building entrance with the public sidewalk
along Ohlone Parkway
Entry Driveways
Entry driveways should incorporate design
features such as pavers, stamped, and/or
colored concrete, etc. to create a sense of
arrival and clearly separate vehicular and
pedestrian spaces
Access to parking should be provided by entry
driveways located on internal streets
Shared driveways that accommodate access to
multiple retail tenants are strongly encouraged
to maximize site development efficiency.

Figure: Pedestrian exclusive paths provide safe
connections to parking lots

Entry
Drive

Figure: Private driveway entry including entry features
such as landscaping and special pavers
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Architectural Design
Objective: To achieve the desired character of MOBP,
architectural design within the RO District should:
Seek to establish a relationship with Ohlone
Parkway through appropriate articulation, entry
design, and signage
Design with sensitivity to building materials,
color, size, and articulation
Seek economical architectural design
techniques
To achieve these objectives, site design should consider
the following guidelines:

Figure: Appropriate storefront facade articulation

Facade Design
Facades fronting Ohlone Parkway should incorporate
architectural variation and character that is visually
attractive and appealing. This can be accomplished
through the following techniques:
Provide widows, entries, transoms, awnings,
cornice treatments, etc.
Segment facade using a series of columns,
masonry piers, tower elements or other
architectural treatments
Incorporate attractive signage as an integrated
element of the building facade

Figure: Segment front facade with columns or piers

Roof Design
Roofs should be designed with vertical and horizontal
articulation. Consider the following techniques:
Full gabled roofs
Hipped roofs
Shed roofs
Varied roofline

Figure: Vary roofline and provide distinct massing
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Building Height and Mass
Building elevations should be a mix of one and
two stories and should vary so that the building
appears to be divided into distinct components
Buildings should be segmented into distinct
massing elements. Consider designing
building with horizontal and vertical offsets to
minimize large blank walls and reduce building
bulk
Figure: Appropriate massing elements and material
variety

Building Materials
Appropriate building materials include but are not limited
to a combination of:
Stucco, smooth, sand or light lace finish
Clay or concrete roof tiles
Native fieldstone, sandstone and flagstone
Brick, or tile as accent material
Slumpstone garden walls
Metal accents
Glass, metal, concrete
Building Colors

Figure: Appropriate building materials and colors

Encourage building colors chosen from a
palette of subtle tones
Color as accents are encouraged

Figure: Appropriate color palette of subtle tones
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3.4 Interim Uses
The plan recognizes that initial development of the project
may be delayed due to existing economic conditions.
In order to support the ultimate build out of the these
improvements the plan recognizes that allowing carefully
controlled interim uses may allow faster build out of
the ultimate future plans for the site. Prior to build
out, interim uses may be permitted within the business
park with an Administrative Use Permit. Interim uses
can be non-permanent structures that can include uses
such as; outdoor storage, staging or stockpiling areas,
seasonal outdoor sales, contractors yards, or uses of
similar nature as determined by the zoning administrator
(see Table 3-5: Permitted Uses). All interim uses must
meet designated screening criteria. Because interim
uses could create visual conflicts with adjacent areas,
extensive landscaping will be required in accordance
with the approved design guidelines.

Figure: Fill stockpiling

Primary access to the interim uses will be encouraged
from Slough Road East or West off of Ohlone Parkway.
These areas shall be improved with an all weather road
surface that can support emergency vehicles and shall be
built at an elevation of the future anticipated permanent
road. Interim uses shall not be allowed in the North
Busines Park except for agricultural uses.
Interim uses shall be permitted for up to five years with
a renewal permit of between one to five years which will
be at the discretion of the Planning Commission. Should
the City determine that interim uses are detrimental to
the surroundings additional restrictions may be required
or the Use permit may be revoked. Interim uses can be
considered after subdivision as long as improvements are
installed or phased in accordance with tentative map.

December 2010

Figure: Farmers market
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3.4.1 Interim Use Design Guidelines
Objective: The following design guidelines apply to all
interim uses as defined in Section 3.2.1 Development
Standards. It is the intent of these guidelines to
ensure that the area is not subject to inappropriate
development during the preparation of the Business
Park. Interim uses are subject to all design guidelines
as defined in this Chapter, and should also consider the
following:
Screening
All interim uses should be screened with
landscaping as defined in this chapter under
Landscape Design. A ten-foot landscape strip
planted with trees should be placed around the
perimeter of each lot

Figure: Slat chain link fencing

Fencing
The perimeter of each interim use should
include slat chain link fencing or other visually
appropriate materials at a minimum of six feet
in height
Fences should be landscaped appropriately so
that they are visually attractive
Internal Roadways
Roadways shall be improved with an all
weather road surface
Internal roadways should support vehicle
movement in both directions and emergency
vehicles
Build roadways at an elevation of the future
anticipated permanent roadway
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Slat Fencing

10’

10’ Landscape Strip

Entry

Interim Use
Entry

Slat Fencing

Figure: Appropriate interim use site design
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3.5 Permitted Uses

Business Park Permitted Uses

This section sets forth the uses permitted within the
Business Park and Retail Overlay land use districts.
Additionally, this section sets forth permitted interim
uses. The location of each land use is shown on Figure
3-2: Land Use Plan.

Job-generating uses shall be allowed by right or with
a Special Use Permit (see second paragraph) unless
expressly prohibited by LAFCO declaration and
Covenants for the time period of the deed restrictions.
The uses prohibited under the terms of the LAFCO deed
restrictions (Section 3.03 of Appendix A) include:

The following symbols indicate if the use is permitted and
the type of permit, if any, required for a given use type
within a specific land use designation:

Big box stores

x
P
AUP
SUP

Residential uses except for Workforce
housing on the 7.4 acres on the west side of
Watsonville Slough that is part of parcel (APN
18-711-14)

Not permitted
Principally permitted
Administrative Use Permit
Special Use Permit

Please see Table 3-4a: Retail Overlay District Permitted
Uses and Table 3-4b: Permitted Interim Uses on the
following page.

Automobile sales

Uses other than business park and ancillary
retail and personal services defined in Section
3.01 and 3.02 of Appendix A.
All non-prohibited uses typical of business parks or light
industrial areas are permitted including but not limited to
manufacturing, construction and trades related, business
and financial services, research and development,
educational/research partnerships, medical facilities
and medical research, technical services, agricultural
processing, energy services technologies, etc.
A Special Use Permit is required for any use with the
potential to generate significant impacts such as noise,
odor, use of hazardous materials, significant water
demand, or any use that is difficult to clearly classify
as a business park use. The Zoning Administrator or
designated staff member shall make the determination
when Tier Two review (Special Use Permit review) is
required in accordance with Chapter 6, Section 5 of this
Specific Plan. Any warehousing exceeding 30% of the
floor area of a business will require a Special Use Permit.
No use that requires overnight residential occupancy will
be allowed within the Business Park District.
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Table 3-4a: Retail Overlay District Permitted Uses

RETAIL OVERLAY (RO) DISTRICT - PERMITTED USES
Commercial & Business Service Uses
Automobile repair services
Laundry & Dry Cleaning [4]
Education services
Finance & Insurance

SUP
SUP
AUP
P

Office
Corporate office
Professional office
Research medical and development

x
AUP
x

Recreation Uses
Health club

SUP

Retail & Personal Service Uses
Appliance stores, household, sales
Art, antiques, collectible and gifts
Bakeries, retail
Banks and financial institutions
Barbershops/beauty salons
Book store
Building material or garden store
Bar and cocktail lounges
Clothes and apparel
Convenience store
Convenience store with beer & wine sales or liquor sales
Gasoline sales - retail
Grocery store
Grocery store with beer & wine or liquor sales
Hardware store
Liquor store
Merchandise, general
Miscellaneous store retailers
Music store
Restaurant

P
P
P
P
P
P
x
SUP
P
P
x
SUP
AUP
AUP
P
x
P
P
P
P

Notes:

1. Land Use Types not identified in the table may be allowed, subject to approval of a Special Use Permit (SUP).
2. Accessory uses identified as Principally Permitted (P) are allowed only if located on the same lot as the principal use it serves. All setbacks, building heights,
etc. shall be the same for accessory use structures as for the primary structure as determined by its land use.
3. Uses not listed but similar to principal permitted uses may be approved by the Planning Director as principally permitted.
4. An SUP is required if a Hazardous Materials Plan is required for this use.
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Permitted Interim Uses
Interim uses shall be allowed and encouraged as a way of
providing short-term economic activities on the properties.
Interim uses may be allowed before the subdivision of
property if access roads are developed along routes
designated in the Specific Plan, to standards that allow
emergency vehicle access. No permanent structures will
be allowed without subdivision improvements. Interim
uses may be allowed concurrently with the build-out of
the business park provided such uses are not detrimental
to the development and operation of the business park.
While lands may not be subdivided solely for the purpose
of facilitating interim uses, interim uses may locate on
areas that have been subdivided, on a temporary basis, as
long as subdivision improvements are installed or phased
in accordance with tentative map. An interim use may be
approved for up to five years with an Administrative Use
Permit as established by the Specific Plan. Interim uses
may be renewed from between one and five years at the
discretion of the Zoning Administrator. Interim uses not
expressly listed in the Specific Plan may be approved
with a Special Use Permit provided that the use does not
prevent or adversely affect the long term development
potential of the property.
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Table 3-4b: Permitted Interim Uses

PERMITTED INTERIM USES (1-5 Years) [1]
Contractors yard
Dirt stockpiling
Farmers market
Manufactured housing
Outside storage [2]
Temporary outdoor sales
Recreational uses
Temporary education or tourist
supporting uses
Special events, fairs, festivals,
circuses

AUP
AUP
AUP
AUP
AUP
AUP
AUP
AUP
AUP

Notes:

1. Zoning Administrator may require interim uses to obtain Special Use
Permits when determined to be warranted.
2. Any storage uses not in permanent structures.
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3.6 Workforce Residential District
Workforce housing, constructed at a density of no
more than 14 dwelling units per net developable acre,
consistent with surrounding residential development, will
be constructed east of Santa Victoria Avenue on a 7.2
acre parcel of land.
In accordance with the LAFCO Agreement, these
workforce residential units may be purchased or rented
by households whose median income is 50 to 200 percent
of the annual Santa Cruz County median household
income.
The workforce housing will be designed to be visually
compatible in scale, massing, and architectural character
with surrounding neighborhoods. The housing styles
could include a variety of attached and multifamily units
(i.e. duplexes, triplexes, townhomes, apartments, etc.).
They will be designed to be consistent with the principles
of good urban design based on the City’s Livable
Community Residential Design Guidelines.

Figure: Workforce housing example

Should the three existing houses located on the eastern
side adjacent to the Watsonville Slough be retained, a new
internal access road would be constructed connecting
these houses to the workforce housing street network.
As an alternative the property owner may consider other
employment-generating development projects. For
example, live/work and/or an assisted living project may
be considered as part of a Planned Development Permit
application. This type of project will require additional
review through the Planning Commission and City
Council.

Figure: Workforce housing example

Figure: Workforce housing example
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3.6.1 Workforce Residential District
Development Standards
The Workforce Residential (WR) District is intended
to provide medium-density housing at a scale that
is compatible with adjacent the adjacent residential
neighborhood. This includes single-family attached
and multi-family residential, including townhomes,
condominiums, and apartments.
Workforce housing density will be a maximum of 14
dwelling units per net developable acre. In accordance
with the LAFCO Agreement, residential units may be
purchased or rented by a household whose median
income is between 50 to 200 percent of the annual Santa
Cruz County median household income.
The WR District is located northwest of and adjacent
to the Watsonville Slough, and east of the residential
neighborhood along Santa Victoria Avenue. Development
within this District shall be well designed and visually
compatible with the existing neighborhood to the east.
To maintain the existing street circulation pattern, San
Luis and Santa Catalina Avenues will extend into WR
District.
The WR District will be designed in accordance with the
City’s Livable Community Residential Design Guidelines,
which are incorporated herein by reference. A traditional
townhome design that discourages garage access from
the street is desirable. Parking should be located either
in shared parking courtyards, or single garages at the
rear of each unit to the greatest extent feasible.

Table 3-5: WR District Development Standards
Minimum Yard Setback Requirements
Lot Location/Type

Minimum Size

Front yard

10 feet

Front yard (attached garage)

20 feet

Rear yard

15 feet

Rear yard (detached garage)

0 feet

Rear yard (attached garage)

15 feet

Side yard (interior)

0 feet

Side yard (corner, street side)

5 feet

Other Requirements
Maximum building height

35 feet

Density [1]
Parking spaces

14
3 per unit

Multi-family Private open
space

96 square feet per unit

Multi-family Common open
space

104 square feet per unit

Parking Lot Landscaping

15% of total area

Permitted uses: single-family attached and detached and multifamily.
Planned Development uses: assisted living facilities, live/work
facilities, residential care homes, single-family detached.

Notes:
[1] Density - Dwelling units per net developable acres.
The property may also support alternative projects that supply jobs such
as live/work developments and/or assisted living projects subject to a
Planned Development Permit.

Multi-family development must include a minimum of 200
square feet of usable open space per unit. Typically,
96 square feet shall be private, and the remaining 104
square feet can be shared open space located in common
courtyard areas (see Table 3-5: Workforce Residential
Development Standards).
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Figure: WR development standards diagram: multifamily housing
Key:
1. Main building
2. Surface parking
3. Front yard setback: 10’ minimum
4. Side yard setback (interior): 0’ minimum
5. Side yard setback (exterior): 5’ minimum
6. Rear yard setback: 10’ minimum

December 2010

Figure: WR District development standards diagram:
townhome lots
Key:
1. Private garage
2. Front yard setback: 10’ minimum
3. Front yard setback (garage): 20’ minimum
4. Side yard setback (internal): 0’ minimum
5. Side yard setback (corner): 5’ minimum
6. Rear yard setback: 15’ minimum
7. Rear yard setback (detached garage): 0’
minimum
8. Rear year setback (attached garage): 15’
minimum
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3.6.2 Workforce Residential District
Design Guidelines
Design guidelines as they pertain to the Workforce
Residential (WR) District should be consistent with the
City of Watsonville’s Livable Community Residential
Design Guidelines, which are incorporated herein for
reference.

Figure: Watsonville’s Livable Community Residential Design Guidelines

Figure: Watsonville’s Livable Community Residential Design Guidelines
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3.7 Environmental/Open Space
District
At ultimate buildout, a 25+ acre restored wetlands which
make up the Watsonville Slough will be developed by
the City and Watsonville Wetlands Watch as a key
environmental and aesthetic amenity of the business
park. The Watsonville Slough and associated trails will
incorporate a variety of native plants that attract wildlife
and provide passive recreation for the public.
The Watsonville Slough Restoration Plan establishes
the boundary of the Environmental/Open Space District
(EM-OS), and is incorporated by reference as part of this
Plan. This area will be landscaped utilizing native plants,
the design of which will be planned in coordination with
Watsonville Wetlands Watch.

Figure: Watsonville Slough

To ensure long-term environmental protection of the
Watsonville Slough, a slough maintenance program,
managed cooperatively between the City of Watsonville,
Watsonville Wetlands Watch and the business park
common ownership association will be prepared. Details
of the maintenance program will be part of the Final Map
review.
The developer shall install those sections of the Citydesignated trail system identified in Figure 2-7 of the
Specific Plan adjacent to developing areas at the time of
development of the adjacent land within the Manabe-Ow
Business Park.

Figure: Struve Slough trail

Figure: Watsonville Slough, post restoration
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3.7.1 Environmental/Open Space District
Development Standards
The EM-OS District (see Figure 3-2: Land Use Plan)
applies to the Watsonville Slough and associated
wetlands and habitat areas within the MOBP area. The
EM-OS designation provides a variety of integrated and
overlapping functions that are a key to the sustainability
of this critical natural resource. These functions include
wildlife movement, habitat preservation, landscaped
buffers between development and sensitive habitat,
trails, water treatment, and stormwater management
(i.e., bioswale conveyance, percolation, and detention).
Therefore, while this area is primarily set aside for the
protection and preservation of sensitive natural resources
associated with the slough’s wetland habitat, the EM-OS
is also intended to serve the community through the
provision of passive recreational uses.

Figure: Bulrush - native slough vegetation

Cost for maintenance of the EM-OS District will be
the responsibility of the City of Watsonville and likely
maintained by Watsonville Wetlands Watch.
No specific development standards are proposed within
this Specific Plan. The City’s existing (as may be
amended) regulations for the EM-OS zone apply.
Figure: Watsonville Slough
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3.8 Site Plan Components
Design Guidelines
This section provides guidelines intended to create the
landscape, public space, lighting, and signage framework
for fostering the desired character and quality of all new
development for the MOBP. These guidelines apply
to all development within MOBP and all public spaces
including public streets and sidewalks.
Infrastructure components addressed in this section
include the following:

Figure: Landscape design

Landscape Design
Signage Design
Lighting Design

Figure: Signage design

Figure: Lighting design
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Landscape Design
Objectives: To achieve the desired character of MOBP,
landscape design should:
Establish a design character and visual quality
for the overall development of MOBP
Enhance various features within MOBP, such
as entries, sidewalks, and public spaces
Provide screening/buffering between MOBP
and existing development where appropriate
Utilize soft edges for screening of unattractive
visual elements such as parking lots
To achieve these objectives, site design should consider
the following guidelines:
General Landscaping

* Planting should include native and droughttolerant plants and trees to minimize the
amount of water needed for irrigation
A minimum of 10 percent of the net project
area should be landscaped, five percent of
which may include hardscape (entries, plazas,
and walkways)
Internal Public Streets

Figure: Landscape strip along public sidewalks

All streets designed with a landscape strip (as designated
in Chapter 4 Circulation Plan) should include landscaping
as follows:
Plant trees a minimum of one 24-inch box tree
for each 30 feet of linear footage
Tree planting should include a combination of
24-inch and 36-inch box trees

* A 10-foot wide bioswale designed to filter
surface water runoff should run parallel along
the north side of Slough Road East/West, in
between the Watsonville Slough and street
(see Chapter 4 Circulation Plan)

Figure: 10-foot bioswale adjacent to Slough Road East/
West

3-48

December 2010

MANABE-OW BUSINESS PARK SPECIFIC PLAN

Development Plan

CITY OF WATSONVILLE

3

Trees should be provided as appropriate
along on-street parking on Slough Road East
and West (see Chapter 4 Circulation Plan).
See Table: 3-6: Tree List (below) for a list of
recommended trees for MOBP
Streetscape Types
The streetscape of MOBP are an important part of the
overall open space and pedestrian network. The following
characteristics should be considered for MOBP:
Where appropriate, streets should be more
intimate and include narrow rights-of-way with
the travel lanes having sidewalks at their curb
edges

Figure: Planted verges between sidewalk and street

Other selected streets should have wider
street sections with planted verges between
the sidewalk and curb or pathways with street
trees
In all cases, the streets are designed to carry
pedestrian travel on designated sidewalks

Table 3-6: Tree List
Botanical Name

Common Name
Trees

Eriobotrya Deflexa

Bronze Loquat

Geijera Parviflora

Australian Willow

Laurus Noblis

Sweet Baby

Ligustrum Lucidum

Glossy Privet

Magnolia Grandiflora

Magnolia ‘Little Gem’

Quercus agrifolia

Coast Live Oak

Phillyraeoids

Pittosporum

Platanus acerifolia

London Plane

Pyrus Calleryana

Ornamental Pear

Rhaphiolepis “Majestic Beauty”

Standard India Hawthorn
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Project Site Perimeter
Landscaping should be provided in various locations
around the perimeter of the project site to be used
for screening, noise buffering, and to soften edges.
Requirements are as follows:
A minimum eight-foot landscape strip should
be placed along all rear lot lines adjacent to
Paseo Drive within the Business Park North.
Landscaping should include trees for screening
and noise buffering from the adjacent residents
Trees should be grouped at various intervals
adjacent to Highway 1 to soften the visual
appearance of the built form as seen from
Highway 1

Figure: Landscaped buffers adjacent to residents

Landscaping, including trees for visual
buffering, should be incorporated as part of the
graded slope adjacent to the Southern Pacific
Railroad line on the south edge of the project
site
A minimum ten-foot landscape strip should
be placed along all lot lines fronting Ohlone
Parkway. Landscaping should include a
variety of trees, shrubs, grasses, etc. to create
a visually attractive edge
Interior Property Lines

Noise
Sensitive
Receiver

Noise Source
Noise
Barrier

Figure: Example of an effective landscape noise buffer

Where appropriate, property lines should be
planted with a minimum of one tree per 30
lineal feet of property

8’ Landscape Screen
Existing
Residents

Business Park Building
Paseo Drive

Interior Street

Property Line

Figure: Landscape noise buffer and screening along lots adjacent to Paseo Drive
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5’ Minimum
landscape strip

Minimum of 1 tree per
30 feet of landscape median
30’

3

Trees at parking
bulb-out

Public Street

Intensified landscaping
between public street
and parking lot

Building
Entry

Entry

4’

Pedestrian Walkway

4’ pedestrian
walkway space
with landscape
strip on both
sides
30’
Minimum of 1 tree per
30 feet along perimeter

Figure: Appropriate landscape design for parking lots

* Larger deciduous trees are encouraged on the
west and south sides of the lots to block wind
and summer heat and to utilize solar heat
Parking Lots
Parking lot treatments should be consistent and contribute
to the project landscape unity. Parking lots should be
planted with trees in such a manner as to provide shade
for vehicles and pedestrians. To achieve this, parking
lots should be landscaped as follows:
Landscape strip medians between bays of
parking should be installed with one tree
for every 30 linear feet of landscape strip or
fraction thereof. Additional trees should be
provided in parking bulb-outs, and at both
ends of each parking isle. Bulb-outs should be
provided every 8 parking spaces

December 2010

Parking lot trees should be a minimum of 15
gallon trees
Perimeter parking lots adjacent to public
streets should be provided with additional
landscape treatment to ensure that parking
areas are adequately screened from adjacent
street views

* Consider using bioswales, or vegetated grass
swales at the edges of parking lots to collect,
filter, and distribute stormwater runoff from
parking lots
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Project Entry
Project entry at Ohlone Parkway should be easily
identifiable. To achieve this, consider the following
techniques:
Include larger 36-inch box specimen trees,
various shrubbery, flowering, and/or ground
cover on both sides of the entry. (Note:
trees should be located a minimum of 10 feet
back from the face to the street curb to avoid
interference with drivers line-of-sight)
Figure: Enhanced landscaping at entries

Parking Access Drives
Parking access drives should be easily identifiable
and marked with landscaping treatment. Consider the
following techniques:
Include ground cover, 24-inch box specimen
trees on both sides of the entry. (Note: trees
should be located a minimum of 10 feet
back from the face to the street curb to avoid
interference with drivers line-of-sight)
Pedestrian Walkways
Pedestrian walkways should be designed to unify the
entire project area and provide pedestrian site access to
buildings, parking and site activity areas. The following
design should be considered:
Pedestrian walkways should be a minimum of
four feet in width. When appropriate, include
landscape strips on one or both sides
Pedestrian walkways are encouraged and
should be incorporated in parking areas where
practical and feasible

Figure: Appropriate landscaped pedestrian walkway
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Plazas and Courtyards
Plazas, courtyards, and outdoor eating areas
should be provided for employee and guest
use. These areas are encouraged to be an
integral part of the building architecture and
be connected by pedestrian walkways when
possible
Lots in close proximity to the Watsonville and
Struve Sloughs are encouraged to locate
plazas and courtyards so to take advantage of
such amenities
Walls and Fences

Figure: provide outdoor public spaces such as outdoor
eating areas

Walls and/or fencing should be provided along the project
site perimeter where appropriate, including along the
Southern Pacific Railroad and Highway 1. Design walls
as follows:
Wall design and fences should be compatible
with the architecture of the main building(s)
and should use similar materials when
appropriate
Long continuous walls are discouraged where
appropriate and feasible
Incorporate landscaping and other features
to minimize the visual appearance of long
continuous walls

Figure: Provide fencing adjacent to railroad tracks

Un-slatted chain link fencing is prohibited

Figure: Creative wall and landscaping consistent with building design
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Signage Design
Objectives: To achieve the desired character of MOBP,
signage design should:
Advertise a place of business, provide
directions, or other information in an attractive
manner and without detracting from the overall
quality of the site
Be integrated into the overall site design by
considering design, color, materials, size and
placement
To achieve these objectives, site design should consider
the following guidelines:
Freeway Monument Sign
A project defining monument sign should be placed within
the North Business Park adjacent to Highway 1 and tall
enough to be seen by passing traffic in both directions.
The monument should be visually attractive and should
only advertise the name of the business park.

Appropriate Signage
To provide cohesive and homogenous signage for the
project site, signage should be provided as such:
Wall Signs: wall signs are vehicle- and
pedestrian-oriented signs that are mounted
flat on the facade of a building. These signs
should be restricted to the name of the firm,
company, corporation, or business only and
should not exceed 40 square feet in area. Wall
signs should be limited to one sign per tenant
with exception to buildings adjacent to Highway
1, where buildings may include wall signs
oriented towards the Highway and interior
street
Entry Signs: entry signs are attached to a
freestanding structure. These signs should be
located at both the east and west entrances
at Ohlone Parkway and should not exceed
ten feet in height and 100 square feet in area.
These signs should include the name of the
business park
Freestanding Signs: freestanding signs are
for tenant identification and should include
the building address(es). Freestanding signs
should be installed within or adjacent to private
entry driveways. These signs should be limited
to 32 square feet and should not exceed eight
feet in height
Directory Signs: are freestanding signs and
should be located near the primary entry drive
at Ohlone Parkway. These signs should be
limited to identifying the building address
and tenants, and should be visible from the
intersection of the applicable private driveway
and Ohlone Parkway. These signs should not
exceed five feet in height
Directional Signage: should be used to
provide direction to on-site/off site traffic or
pedestrians and include directional arrows and
should not exceed five feet in height. One
directional sign should be placed at the Loma
Vista/Ohlone Parkway intersection.

Figure: Example freeway monument sign
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Figure: Wall sign

Figure: Entry sign with addresses

Figure: Directory sign

Figure: Freestanding tenant sign

December 2010

Figure: Directional sign
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Lighting Design
Objective: To achieve the desired character of MOBP,
lighting design should:
Be sensitive to adjacent uses, development,
and natural slough features
Enhance various features within MOBP, such
as entries, sidewalks, and public spaces
Consider energy-efficient light sources
To achieve this, site design should consider the
following guidelines:

Figure: Lighting should not impose on adjacent uses

Project Site Lighting
Lighting design should respect the following areas:
Lighting should not be projected towards to
slough areas.
Lighting should not impose on adjacent
residences.
Lighting adjacent to Highway 1 should be
noticeable and attractive without overlighting.

* Minimize night sky lighting
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Appropriate Lighting
To provide cohesive and homogenous illumination for the
project site, lot lighting should be provided as such:
Parking lots: Total pole and fixture type should
be a maximum of 20 feet. Lighting should
be spaced to meet industry-recommended
light levels for safety and uniformity, but avoid
glare and overlighting. Illumination should
be a maximum of one foot candles, average,
measured at ground level. Cut-off type fixtures
are encouraged. “Corbra-head” lights are not
permitted
Public streets: Total pole and fixture type
should be a maximum of 35 feet. Lighting
should be spaced every 150 of linear footage,
and should meet industry recommended
light levels for safety and uniformity. Lighting
should be designed with cut-off type fixtures
that avoid light leakage and overlighting.
“Cobra-head” fixtures are not permitted.
Illumination should be a maximum of one foot
candle average measured at ground level

Figure: Appropriate parking lot and street light fixtures

Landscape and buildings: Lighting should
be carefully shielded to avoid spill light onto
adjacent properties and into the night sky.
Lighting should be subtle. Bollard type light
fixtures are encouraged
Security lighting: Security lighting is exterior
lighting installed solely to enhance the security
of people and property. Security lighting
should meet the above guidelines and should
be designed to control glare. Security lighting
fixtures should be aimed at a building rather
than mounted on the building

Figure: Appropriate bollard light fixtures

* Solar power lighting: The use of solar
powered LED light fixtures are encouraged
provided that they meet the recommendations
as noted above. Solar lighting supports energy
conservation as well as the sustainability of
MOBP. Applications of solar powered lighting
range from lighting streets to parking lots,
pathways, public areas, and landscaping
Figure: Solar power LED street light fixtures
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3.9 Conceptual Phasing

Phasing Plan Option 1

Given market uncertainties, constraints in acquiring
sufficient fill for the East and West Business Park Planning
Areas, and considerable infrastructure construction costs
associated with the MOBP, three phasing options have
been developed to provide greater flexibility in project
development.

As shown in Figure 3-4a, Phasing Plan Option 1 would
develop the business park in three phases. Phase I
would start with development of the lower one-third
portion of the North Business Park Planning Area. To
provide access to this area, Slough Road West would
have to be built-out to its final design configuration as
would the bridge over the Watsonville Slough. A portion
of the Business Park North Road would also need to be
constructed. Underground utilities such as water, sewer,
gas, electric, telecommunication, etc. would also have to
be constructed.

It should be noted that these three phasing options are
not necessarily sequential and are only meant to provide a
conceptual notion of how the site could be developed over
time. Actual phasing will be determined in coordination
with City staff to ensure that all development is logically
sequenced to minimize infrastructure improvement costs
and is consistent with City public services and safety
requirements.
Because the Workforce Planning Area has adjacent
infrastructure in place and is physically independent of the
rest of the project, this area is considered an Opportunity
Phase that can be developed at any time following final
approval of this Specific Plan.
For all phasing options, the final stage of restoration of
the Watsonville Slough is to occur prior to approval of any
interim uses or issuance of a building permit, whichever
comes first.
Regardless of the phasing approach, development in
the North Business Park shall be limited to no more
than 130,000 square feet square feet of office, research
and development, or similar use until such time that: a)
A bridge is constructed over Watsonville Slough; and b)
Slough Road is constructed as the primary access point
into the Business Park from Ohlone Parkway.
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During this first phase, it is assumed that fill would be
brought in to the East and West Business Park Planning
Areas and have time to settle and be compacted, which
typically requires 1-3 years depending on the types of
soils and amount of fill material.
Once Phase I is completed, construction in the Phase
II areas would commence, namely the East and West
Business Park Planning Areas and the second third of the
North Business Park Planning Area. This would include
construction of the Business Park South Road and the
Connector Road and another portion of the Business
Park North Road.
Phase III would involve development of the northern-most
portion of the North Business Park Planning Area as well
as the roadway connections to Loma Vista Drive.
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Phasing Plan Option 2
As shown in Figure 3-4b, Phasing Plan Option 2 would
also develop the business park in three phases, however,
the sequencing would be change to initiate development
adjacent to existing infrastructure first, and then build-out
as necessary.
Phase I development would include the East and
North Business Park Planning Areas and the retail
portion of the West Business Park Planning Area (at
the option of the developer). Located directly adjacent
to the Ohlone Parkway, the East Business Park would
require considerably less fill then the West Business
Park and extension of infrastructure would be relatively
straightforward.
Development of the northern one-third of the North
Business Park would occur as an extension from Loma
Vista Drive. However, to minimize traffic and construction
impacts to the Sea View Ranch neighborhood, two
constraints would be imposed. First, this area would
be limited to the construction of no more than 130,000
square feet of office and/or research and development
uses. Secondly, large construction equipment (i.e.
graders, bulldozers, cranes, heavy delivery trucks etc.)
would be required to access the site via an existing
Highway 1 underpass located north of the Watsonville
Slough.
This temporary road shall be at least 20 feet wide and
be improved with an all-weather surface. A temporary
construction gate shall be installed across the project
entrance at Loma Vista to limit construction access to
only those vehicles that cannot pass under the existing
underpass.
No further development would be allowed in the North
Business Park until the bridge is completed and the
slough road access is installed. Once these facilities
are completed the Loma Vista access will be closed to
through traffic and available only as emergency access.

3-60

Figure: Highway 1 underpass

Phase II would include development of the Connection
Road and a portion of the West Business Park Planning
Area.
Phase III would include development of the rest of the
North and West Business Park Planning Areas, the
remaining portion of the Slough Road West, and the
bridge over Watsonville Slough.

Phasing Plan Option 3
As shown in Figure 3-4c, Phasing Plan Option 3 would
allow for complete or partial construction of the backbone
infrastructure (roads, water, sewer, stormwater, and joint
utilities) as part of Phase 1. This would make the entire
business park (or portion there of where the backbone
infrastructure is constructed) accessible and potentially
available for development. As each parcel is developed,
the remaining infrastructure (permanent sidewalks, street
trees, streetscape) would be constructed. Phasing of
roads and sidewalks will be allowed in a manner that
is consistent with accessibility requirements and meets
good design practices.
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4
CIRCULATION PLAN
4.1 Introduction
This chapter describes the circulation improvements, including vehicular, bicycle, pedestrian and public transportation
desired by the City to serve the business park. Moreover, modifications to the circulation requirements and standards
contained in this chapter (with certain exceptions noted) may be approved by the City Council if deemed necessary to
facilitate development of the business park.

4.2

Vehicular Circulation

A hierarchical pattern of various street types (see Figure 4-1: Street Network), each with a different character and
function, will serve the transportation needs of the project site. Nearly all the streets will integrate automobile, bicycle
and pedestrian travel together, and will function to connect uses within the area, and adjacent neighborhoods beyond
the area.
Primary access to the business park is from Ohlone Parkway, just south of the Watsonville Slough. This traffic circle
intersection will form the primary entry into the East and West Business Parks and will incorporate appropriate gateway
signage utilizing enduring materials such as concrete, stone, metal, etc. and significant landscaping to re-enforce a
sense of arrival into a quality development. Secondary entries are designated from Loma Vista. Very simple, low-scale
directional signage at the project entries should assist in wayfinding into the business park.
Within the West and East Business Park Planning Areas, the main road will parallel the Watsonville Slough, adjacent to
a wetlands buffer. This roadway will be designed as a visually attractive and inviting parkway. It will be well-landscaped
with native trees and bushes and will serve both as a transition between the environmental/open space of the slough
and the business park, and as a visual amenity feature.
Within the West Business Park, a connector loop road will be constructed providing access to the southern areas
adjacent to the Southern Pacific Railway. A north-south road will also be constructed parallel to Highway 1. To provide
connectivity between the West and North Business Parks Planning Areas, a two-lane bridge, approximately 100 feet in
length, will be constructed over the Watsonville Slough.
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No parking from the industrial park shall be allowed
on Loma Vista Drive. The Public Works and Utilities
Department will work with the community to create
effective traffic calming devices and pedestrian safety
improvements on Lomas Vista Drive to maintain
neighborhood safety.
Roadways within the Workforce Residential Planning
Area will be designed as two-lane local streets similar
to the existing street pattern in the Las Brisas residential
neighborhood. Access will be from the existing Santa
Future
Victoria Avenue, which will be widened and a permanent
access
option to
curb and sidewalk installed on the east side of the street.
Lee Road
To accommodate future residential development to the
north, the primary internal roadway will be designed
so that it can eventually be extended north to a future
residential neighborhood.

Sidewalk connection
to trail network

d
n

Paseo

Drive

Loma V
ista DrLoma V
ive
Limited Access

North

Within the North Business Park Planning Area, a centrally
located two-lane road will be constructed extending
south to north. At the northern end, a cul-de-sac will be
constructed to allow turnaround movement for vehicles
to return south. A limited-access roadway, designed to
only be passable by automobiles and small trucks, will
extend north and east from this cul-de-sac, providing
limited vehicular access to Loma Vista Drive. Signage
is intended to be provided at this entrance to reinforce
this notion.

MANABE-OW BUSINESS PARK SPECIFIC PLAN
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Figure: Cul-de-sac with limited access to Loma Vista

Figure: Use of landscaping along street to soften
visual effects of parking

The following identifies streets characteristics by type
(Local Streets and Industrial Streets).
Local Street
Local streets are internal neighborhood streets providing
access between individual residences within and adjacent
to the MOBP area. Typically, local streets are low volume
streets designed for 25 miles per hour traffic speeds.
Industrial Streets
Industrial streets function as a moderate speed roadway
providing secondary access for office and light-industrial
areas.

Figure: Landscaped streets and sidewalks
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Local Street - Loma Vista Entry

North

HIGHWAY 1

This street segment will tie into the existing Loma Vista
Drive, providing a northerly access point to the North
Business Park Planning Area.

e
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Drive

Business
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This street consists of a 31-foot paved section within a
46-foot right-of-way. The paved section is designed to
accommodate two 12-foot travel lanes. 5-foot sidewalks
are provided on both sides, with a 5-foot landscaped
buffer on the south side of the street with street trees
spaced at 30 feet.

Figure: Key Map - Loma Vista Entry

Table: Road Design Details

Movement: restricted (no large trucks)
Design Speed: 25 mph
Travel Lanes: two way, two lanes
Parking: none
Right of Way Width: 46 feet
Travel Lane Width: 12 feet
Sidewalk Width: 5 feet
Bicycle Lane: none
Landscape: 5 foot planting strip on south side

4-4
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Figure: Loma Vista Entry Cross-Section
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This street segment serves as the primary roadway
extending north/south through the Business Park from
the Connection Road north to the circular turnaround
near Loma Vista Drive.
This street consists of a 38-foot wide paved section within
a 56-foot right-of-way. The paved section accommodates
two 12-foot wide travel lanes and 7-foot wide on street
parking on both sides. A 5-foot sidewalk is provided on
both sides, separated from the street by a 4-foot wide
landscaped buffer with trees spaced at 30 feet. Bike
route signage will also be placed along this street.
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Industrial Street - Business Park Road
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Please see Business Park Road (North and South)
Cross-Section on the following page.

Figure: Key Map - Business Park Road (North and South)

Table: Road Design Details

Movement: free
Design Speed: 25 mph
Travel Lanes: two way, two lanes
Parking: 7 feet on both sides
Right of Way Width: 56 feet
Travel Lane Width: 12 feet
Sidewalk Width: 5 feet on both sides
Bicycle: bike route signage
Landscape: 4 foot planting strip on both sides
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Figure: Business Park Road (North and South) Cross-Section.
* Bike lanes to be added if funding is available.
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This segment is a bridge over the Watsonville Slough
providing an internal connection between the West and
North Business Park Areas. The bridge segment will
consist of a 24-foot wide paved section within a 38-foot
right-of-way. The paved section can accommodate
two 12-foot travel lanes. Two 5-foot sidewalks will be
provided on the both sides of the bridge. Additionally, 2foot concrete barrier railings are provided on each side of
the road. The bridge span will be between 75 and 100
feet.
Please see Slough Overpass Bridge Cross-Section on
the following page.
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Figure: Key Map - Slough Overpass Bridge

Table: Road Design Details

Movement: free
Design Speed: 35 mph
Travel Lanes: two way, two lanes
Parking: none
Right of Way Width: 38 feet
Travel Lane Width: 14 feet
Sidewalk Width: 5 feet (both sides)
Bicycle: none
Landscape: none
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Figure: Slough Overpass Bridge Cross-Section
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Please see Slough Road (West and East) Cross-Section
on the following page.

rk Roa
d

North

Drive

Drive

Lightho
us

e Driv

Paseo

e

Avenue
San Luis

enue
taline Av

Santa Ca

Slough Ro

ad West

ad East

Ro
Slough

n Road

Connectio

Southern

Ohlone Parkway

This street consists of a 40-foot wide pave section within
a 59-foot wide right-of-way. The paved section will
accommodate two 13-foot wide travel lanes and a 7-foot
wide on-street parking lane on the south side of the street
with an option for future on-street parking on the north
side of the street. The sidewalk and the street will be
separated by a 4-foot landscaped buffer with trees space
at 30 feet. A 5-foot sidewalk is also provided on the south
side. A 10-foot wide bioswale will be extended along the
north side of the street segment to filtrate stormwater
before it enters the Watsonville Slough. A traffic circle will
be installed at the main entrance to facilitate future traffic
flow along the street. This roadway will also include bike
route signage.
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This street segment serves as the primary roadway
extending east/west through the Business Park and
adjacent to the preserved Watsonville Slough area. This
street intersects with the existing Ohlone Parkway where
a traffic circle will be constructed.
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Figure: Key Map - Slough Road (West and East)

Table: Road Design Details

Movement: free
Design Speed: 25 mph
Travel Lanes: two way, two lanes
Parking: 7 feet, south side (north side optional)
Right of Way Width: 59 feet
Travel Lane Width: 13 feet
Sidewalk Width: 5 feet (one side)
Bicycle: bike route signage
Landscape: 5 foot planting strip on south side
Bioswale: 10 foot on north side
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Figure: Slough Road (West and East) Cross-Section.
* Bike lanes to be added if funding is available.
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This street segment will serve as a connector roadway
within the West Business Park area. It consists of a 38foot wide road section within a 56-foot right-of-way. The
paved section will accommodate two 12-foot wide travel
lanes and 7-foot wide on-street parking on both sides of
the street. A 5-foot wide sidewalk will be provided on
both sides, separated from the street by a 4-foot wide
landscape buffer with trees spaced at 30 feet.

Loma
Vista

enue
taline Av
Santa Ca

Please see Connection Road Cross-Section on the
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Figure: Key Map - Connection Road

Table: Road Design Details

Movement: free
Design Speed: 35 mph
Travel Lanes: two way, two lanes
Parking: 7 feet on both sides
Right of Way Width: 56 feet
Travel Lane Width: 12 feet
Sidewalk Width: 5 feet
Bicycle Lane: none
Landscape: 4 foot planting strip on both sides
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Figure: Connection Road Cross-Section
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These street segments are located in the workforce
residential area. They consist of a 36-foot paved section
within a 54-foot right-of-way. The paved section will
accommodate two 12-foot travel lanes and 6-foot wide
parking lanes in both directions. A 5-foot sidewalk is
provided on both sides, separated from the street by a
5-foot wide landscaped buffer with trees spaced at 30
feet.
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Figure: Key Map - Residential Street

Table: Road Design Details

Movement: free
Design Speed: 25 mph
Travel Lanes: two way, two lanes
Parking: 6 feet on both sides
Right of Way Width: 54 feet
Travel Lane Width: 12 feet
Sidewalk Width: 5 feet
Bicycle Lane: none
Landscape: 4 foot planting strip on both sides
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Figure: Residential Street Cross-Section
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This street segment applies the widening of Santa
Victoria Avenue by adding 17 feet to the existing 37-foot
right-of-way. The additional space will accommodate
improvements to include a 6-foot on-street parking lane,
4-foot landscaped buffer will trees spaced at 30 feet, and
a 5-foot sidewalk.

venue
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Please see Santa Victoria Improvement Cross-Section
on the following page.
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Figure: Key Map - Santa Victoria Improvement

Table: Road Design Details

Movement: free
Design Speed: 25 mph
Travel Lanes: two way, two lanes
Parking: 6 feet on both sides
Right of Way Width: 54 feet
Travel Lane Width: 12 feet
Sidewalk Width: 5 feet
Bicycle Lane: none
Landscape: 4 foot planting strip on both sides
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Figure: Santa Victoria Improvement Cross-Section
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4.3 Pedestrian, Bicycle and Trail
Circulation
The MOBP area will have a well-developed pedestrian
circulation network (see Figure 4-2 Pedestrian and
Bicycle Circulation). Pedestrian access could be in the
form of sidewalks on one or both sides of the roadways, or
by other means such as pathways integrated throughout
the site. The network of sidewalks and paths is intended
to connect the uses to each other. Paths and trails along
the Watsonville and Struve Slough and throughout the
open spaces will extend the pedestrian system through
the natural areas and parks.
The pedestrian network will be enhanced by trafficcalming strategies at critical locations. The traffic
calming will occur where pedestrians might conflict with
automobiles.
Bicycle access is provided in the form of Class III routes
or off-street pathways along the two main transportation
corridors planned for the site (Slough Road East/West
and Business Park Road North/South). Other roadways
connected to adjacent streets will be accessible to
bicycles sharing the road with vehicles. These roadways
will be designed for low volumes and slow automobiles
traffic (25 mph). Bicyclists will find these streets to be
safe for cycling.

Figure: Typical bike rack
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Figure: Pedestrian sidewalk linkages

Figure: Typical Class III Bike Route signage
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4.4 Public Transportation
The Santa Cruz Metropolitan Transit District (SCMTD)
provides transit service in the City of Watsonville and all
of Santa Cruz County. Recent changes have been made
in the routes for SCMTD service to the Watsonville area.
The focus of the changes is to reduce waiting times and
transfers, and to improve connections to Santa Cruz
and the mid-county area. These changes are intended
to increase transit use within the Watsonville area and
between Watsonville and northern areas of the County.
The project site is served by the SCMTD local bus service
through the Ohlone Parkway corridor. Transit stops
will be located throughout the development so that all
residents, employees, and visitors will have convenient
access to their destination. Transit stops may include
transit shelter and benches.
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Figure: SCMTD bus shelter
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4.5 Street Character and Imagery
Lighting
MOBP will include lighting designed to pedestrian-scale.
Various types of light fixtures will be used for all streets,
common spaces, trails, bike paths, parking lots, and
walkways. All fixtures should be cut-off luminaries to
control light and glare.
For additional details on recommended lighting fixtures,
please see Chapter 3 Development Standards.

Furnishings
Pedestrian oriented furnishings convenient for MOBP
users will be provided. Furnishings will include a
simple palette of durable traditional street furnishings,
including signs, trash receptacles, bike racks, and
benches. Furnishings made with recycled materials are
encouraged.

Figure: Appropriate parking lot and street light fixtures

For more details, please see the design guidelines
section in Chapter 3.

Figure: Typical bollard light fixture

Figure: Bench
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5
INFRASTRUCTURE & FINANCE
PLAN
5.1 Introduction
This chapter describes the utility infrastructure
improvements required by the City to serve the business
park. Moreover, some modifications to the circulation
requirements and standards contained in this chapter
(with certain exceptions noted) may be approved
by the City Council if deemed necessary to facilitate
development of the business park. As this project is a
policy-level plan, it should be noted that the timing of
all infrastructure improvements identified in this chapter
represent the ultimate buildout conditions of the MOBP.

5.2 Wet Utilities Plan
Along with new streets, utility infrastructure improvements
necessary to meet the demands of new development
will be constructed. Infrastructure improvements are to
include water, wastewater, and stormwater management systems designed to tie in with the City’s existing infrastructure
(see Figure 5-1: Wet Utilities Plan). Electrical, gas, and telephone lines to service the development will be placed
underground.
To minimize infrastructure costs, sewer lines will be designed to gravity flow to the existing trunk sewer line on Ohlone
Parkway and to the low point in the south west corner if the West Business Park Planning Area. From there, a new
sewer trunk line will be constructed adjacent to the existing stormwater drainage ditch parallel to Highway 1 and
connect into the existing sewer trunk line on Beach Street.
Furthermore, project design guidelines will ensure that the environmental quality of this open space is not degraded.
The project is subject to stormwater best management practices (BMPs) and Low Impact Development (LID) regulations
will be required for all public and private areas to address issues associated with stormwater runoff and water quality.
In particular, stormwater will be collected via bioswales, or underground storage and water treatment if bioswales are
not possible, before being discharged in to the Watsonville Slough.
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Water Supply and Distribution
New water lines will need to be constructed to provide
potable service and water for fire protection. The
development within MOBP will be served by a new
potable water distribution system consisting of various
sized water mains (generally 6 to 14 inches), service
connections, and appurtenances. As shown on Figure
5-1: Wet Utilities Plan, water mains will be located in
conjunction with the proposed roadway system and tie
into the existing infrastructure in four locations. These
locations include an existing 10-inch main along Loma
Vista Drive, a 14-inch main along Ohlone Parkway, an
8-inch main along Santa Victoria Avenue, and a 12-inch
main along the Southern Pacific railroad corridor.
A water demand analysis was performed for the
development project based on the proposed uses.
According to the Watsonville Vista 2030 General Plan,
new residential development generates water demand of
approximately .25 acre feet per dwelling unit and new
commercial/industrial development generates water
demand of approximately 1.1 acre feet per acre. Based
on this analysis and given the development projections
for MOBP, it is estimated that the project will require
approximately 98 acre feet of potable water per year at
project build out (see Table 5-1: Existing Water Demand,
and Table 5-2: Projected Water Demand). This represents
a reduction in water use by 84 acre-feet per year.

Table 5-1: Existing Water Demand
Existing Land
Use

Acreage

Demand
Factor
(acre feet/
acre)

Annual
Demand
(acre feet/
year)

Agriculture
(Strawberries)

26 acres

2.8

72.8

Agriculture
(Row Crop)

56 acres

1.95

109.2

Total

182

Source: Demand factor provided by the Watsonville Vista 2030 General
Plan (2006)

Table 5-2: Projected Water Demand
Proposed Land Use

Acres/Unit or
Square Feet

Demand Factor

Ultimate Projected
Water Demand

25.5 acres

0 AFY/acre

0 AFY

Workforce Housing District
(Multi-family)

7.2 acres/100 units

0.29 AFY/unit

29 AFY

Business Park District

61 acres/999,688 sf

1.10 AFY/acre

67.1 AFY

Neighborhood Retail District

1.8 acres/25,889 sf

1.10 AFY/acre

1.98 AFY

95.5 acres

--

98.08 AFY

Environmental/Open Space
District

Total
Source: RBF Consulting
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Wastewater Collection, Storage and
Treatment
New wastewater collection lines will need to be
constructed and connected to the existing wastewater
service system. It is anticipated that these facilities will
operate through a gravity system, however, in a worst
case scenario a pump system may be required. This
would include a new collection system consisting of
either a series of gravity mains, service laterals, related
appurtenances and a pump station at the low point on the
site or system-wide force main composed of individual
small pumps on each lot that extend from service laterals
to sewer pipelines. Whichever system is chosen, these
facilities will collect wastewater flows and convey them
to the trunk sewer line within Ohlone Parkway. From
here, the wastewater flows will continue through the City
system to the City’s regional wastewater treatment facility
located two miles west of City Hall on Panabaker Lane,
adjacent to the Pajaro River. The proposed wastewater
collection facilities are shown on Figure 5-1: Wet Utilities
Plan.

Based on the development projections for MOBP, it is
estimated that the project will generate up to 80,510
gallons per day of wastewater, as shown on Table 5-3:
Projected Wastewater Flows. Based on this analysis,
there is significant capacity to serve MOBP.

The existing wastewater treatment plant has a total
capacity of 12.1 million gallons per day (City of
Watsonville, 2008). The current average daily flow
is about 7 million gallons per day, leaving an existing
capacity of approximately 5 million gallons per day. The
City is currently designing an upgrade to the wastewater
treatment plant, which will treat up to 4,000 acre-feet per
year of wastewater to the tertiary treatment level.

Table 5-3: Projected Wastewater Flows
Land Use

Net Developable Area
(acres)

Generation Rate

Wastewater
Generation

Industrial

51.1

1,500 gpd

76,650

Retail

1.8

1,500 gpd

2,700

Residential

5.8

200 gpd

1,160

Total

58.7

--

80,510 gpd

Notes: Gallons per day (gpd)
Source: City of Watsonville (2009)
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Storm Drainage
New storm drainage facilities must be constructed to
serve MOBP. These will include conventional drainage
facilities and the existing sloughs that will act as collection
basins. The use of the Watsonville Slough as a collection
basin will help regulate peak stormwater flows.
The purpose of the conventional storm drainage facilities
is to intercept stormwater flows, collect it within the
development, and convey it to a controlled point of
discharge. These conventional facilities will include
bioswales, concrete curbs and gutters, manholes, catch
basins, and underground storm drain pipes.
A series of bioswales, designed to remove silt and
pollution from surface runoff before it is released into the
Slough will be incorporated into the stormwater design
wherever feasible. Bioswales will be located along the
project boundary encompassing the North Business Park
areas and along the north edge of Slough Road West. It
is anticipated that the bioswales will catch surface water
with automotive pollution from roads and parking lots that
is typically collected by the pavement and then flushed
by the rain. The proposed storm drainage design system
is shown on Figure 5-1: Wet Utilities Plan.

Infrastructure & Finance Plan
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5.3 Dry Utilities Plan
Electricity
An electrical distribution system will be installed in a
common joint trench along with gas, telephone, and cable
television facilities. In addition, the expansion of existing
transmission facilities outside of MOBP may be required.
The need for these improvements will be determined by
PG&E.

Natural Gas
New facilities will be constructed at MOBP to provide
natural gas service. Existing PG&E operated gas
mains will be extended and new distribution mains will
be installed in a joint trench adjacent to roadways. The
joint trench will include natural gas, electric, telephone,
and cable TV facilities. In addition, the expansion of
existing gas transmission facilities outside of MOBP may
be required. The need for these improvements will be
determined by PG&E.

Communications
A fiber-optic telephone distribution system will be installed
in a common joint trench along with gas, electric, and
cable TV facilities. In addition, expansion and/or upgrade
of existing transmission facilities outside of MOBP may
be required. The need for these improvements will be
determined by SBC or an alternative telephone provider.

Figure: Bioswale
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5.4 Financing Plan
Implementation of MOBP will entail considerable cost for
infrastructure and facilities serving the project. The costs
for the facilities described in Chapter 4, Circulation Plan
and this chapter, are summarized in Table 5-4: Summary
of Infrastructure Cost by District, totaling an estimated
$32 million ($2007). This is a conservative cost estimate
which addresses on-site improvements, connections to
existing utility systems, and off-site road improvements
to Ohlone Parkway.
In addition to the roadways, significant cost categories
include importation of fill material for the West and
East Business Park areas (included in the Site Grading
category) and more than $12 million in contingencies. As
planning and design efforts continue, there is a possibility
these costs can be reduced, but at this time they represent
a conservative estimate.

MANABE-OW BUSINESS PARK SPECIFIC PLAN

The economic analysis for the project (see Economic
Analysis of the Proposed Manabe-Ow Specific Plan
Project, Applied Development Economics, May 2008)
indicates that under current market conditions, the project
will be difficult to finance. The Financing Plan, therefore,
highlights a variety of potential outside funding sources
that the City may pursue to help implement the project.
In addition to possible state and federal grant funds, the
City should allow consideration of on-site land-based
financing mechanisms such as a Community Facilities
District or other form of assessment district, to help
spread out the timing of the cost burden of the project.

Table 5-4: Summary of Infrastructure Cost by District
Item

Residential

North Business
Park

West Business
Park

East Business
Park

Total

Site Grading

$155,291

$853,206

$2,997,850

$1,130,510

$5,136,856

Sanitary Sewer

$66,375

$1,073,700

$979,300

$110,600

$2,229,975

Storm Drains

$165,750

$562,750

$539,000

$99,250

$1,366,750

Domestic Water

$132,750

$511,875

$363,450

$63,450

$1,071,525

Dry Utilities

$337,500

$1,162,000

$1,155,000

$263,000

$2,917,500

Roadways

$310,400

$2,279,470

$2,463,688

$349,975

$5,403,533

Landscaping

$88,350

$391,875

$391,875

$45,375

$917,475

Construction Total

$1,256,416

$6,834,876

$8,890,162

$2,062,160

$19,043,614

Mobilization, Fees,
& Design
Contingencies

$884,312

$4,593,036

$5,974,189

$1,385,771

$12,797,309

$2,100,728

$11,427,916

$14,864,352

$3,447,931

$31,840,922

Total Opinion of
Probable Cost
Note: Assumes 2007 costs
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Financing Objectives

Financing Mechanisms

The goal of this Financial Plan is to identify appropriate
and available sources of funding for the identified
site improvement and infrastructure costs. Within this
context, the following statements represent the primary
objectives that the MOBP financing program is intended
to achieve:

A variety of mechanisms are available for financing and
maintaining the required improvements for the MOBP.
These include:

The primary objective of this Financing Plan is
to develop a funding strategy that will make the
project economically viable and competitive
The Financing Plan will maintain consistency
with the goals, policies, and implementation
measures outlined in the Watsonville Vista 2030
General Plan
The Financing Plan will be reflective of and
responsive to prevailing market conditions in
such a way that neither developers and property
owners, nor the existing or future residents
and businesses, will be expected to bear an
unreasonable burden for the cost of MOBP
improvements

Developer/Property Owner Responsibility
Development Impact and Connection Fees
Redevelopment Tax Increment
Assessment Districts
Mello Roos Community Facilities District Bonds
(CFD)/ Communities Service District (CSD)
Special Tax Levy
General Obligation Bonds
State and/or Federal Funds/Grants
The following is a description of each of these
mechanisms.
Developer/Property Owner Responsibility
Developers/property owners will bear the primary
responsibility to fund and construct the site and
infrastructure improvements as part of their individual
development projects. Other funding sources, as
described below, may become available to assist in
completing the financing of the plan improvements.
Development Impact and Connection Fees
Impact fees are direct charges to developers that are
collected by a public agency on a one-time basis as a
condition of project approval. They are levied for the
purpose of defraying all or a portion of the costs of a public
facility, improvement, or amenity that benefits the project,
generally for off-site facilities. Builders or developers
pay impact fees typically at the time a building permit is
issued.
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Connection fees are direct charges to developers for
the right to connect to a municipal utility system, such
as water or wastewater system. They are levied for the
purpose of defraying all or a portion of the costs of a
public facility, improvement, or amenity that benefits the
project.
For the MOBP, both the impact fees and connection
fees will be negotiated and determined as part of the
preparation of the Development Agreement.
Redevelopment Tax Increment
Tax increment financing is based on the assumption that
a revitalized redevelopment project area will generate
more property taxes than were being produced before
the redevelopment effort. When a redevelopment plan is
adopted for an area, the assessed property value for the
entire area is calculated. As redevelopment efforts occur,
the assessed property value of the area increases. The
increase in assessed property value is defined as the tax
increment. California law allows a redevelopment agency
to collect a portion of the tax increment throughout the
life of the redevelopment plan. The tax increment can
be used by the redevelopment agency to finance public
improvements that support the blight reducing goals of
the redevelopment area.
The MOBP site is not in the City’s redevelopment project
area but it is adjacent to the project area that includes
the industrial area along West Beach Street. The RDA
is considering legislation to add the area to the RDA
plan. Development of the MOBP would certainly have
a beneficial effect on efforts to upgrade the nearby
industrial areas. It may be possible for the City to use
redevelopment tax increment funds to assist with some of
the infrastructure improvements for the MOBP, particularly
along Ohlone Parkway. The City should consider whether
appropriate findings of benefit can be made to make tax
increment financing available to assist the project. In
addition, redevelopment housing set aside funds may be
used to assist in achieving greater affordability levels in
the residential area of the MOBP.
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Assessment Districts
Assessment district legislation, such as the Municipal
Improvement Act of 1913 and the Improvement Bond
Act of 1915, provide a method of leveraged financing
whereby a public entity identifies an area that needs
public facilities. Because specific properties will benefit
from the facilities, the costs of them are paid for by the
benefiting property owners through an assessment
(e.g. land-secured financing). There is no risk to the
public agencies’ general fund for the provision of these
facilities, as a lien is established against property within
the benefiting area. Municipal bonds are floated to obtain
the initial funds to build the public facilities, and are paid
back by the annual assessments against the benefited
property. The assessments are normally collected
along with the underlying property tax on the benefiting
properties.
Mello Roos Community Facilities District Bonds
(CFD)
The Mello Roos Community Facilities District Act of 1982
provides communities with the mechanism to finance
the construction of public improvements and facilities.
As such, communities may sell bonds secured by and
payable from an annual special tax levied on property
owners within an established district. Special taxes
collected through the CFD could provide a portion of
the capital funding necessary for public infrastructure
improvements in MOBP.
Special Tax Levy
Proposition 218 controls how general taxes are levied
and allows certain previously levied general taxes to be
ratified by voters. It reduces all taxes to either general
taxes or special taxes. It defined a general tax as “any tax
imposed for general governmental purposes” and a special
tax as ”any tax imposed for specific purposes, including a
tax imposed for specific purposes, which is placed into a
general fund.” General and special taxes can be reduced
or repealed through the initiative process. Benefit
assessments and “property related fees and charges”
cannot be imposed without prior approval. Fees,
charges, and assessments can be reduced or repealed
through the initiative process.
A city, county, or district contemplating a special tax
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levy must hold a noticed public hearing and adopt an
ordinance or resolution prior to placing the tax on the
ballot. The ordinance or resolution must specify the
purpose of the tax, the rate at which it will be imposed,
the method of collection, and the date of the election to
approve the tax levy.
General Obligation Bonds
Through Proposition 46, local governments are able to
issue general obligations (G.O.) bonds. General obligation
bonds require approval by 2/3 of the jurisdiction’s voters
and are used to finance the acquisition and construction
of public capital facilities and real estate. G.O. bonds are
repaid through an increase in the ad valorem property tax
being levied by the issuing jurisdiction.
G.O. Bonds may be used to fund such things as schools,
libraries, jails, fire protection and capital improvements.
State and/or Federal Funds
The local sources described above may be supplemented
by state and federal funds that may be applicable to
projects within the MOBP.
Economic Development Administration (EDA).
Preparation of the MOBP was funded in part by an
Economic Adjustment planning grant from the Federal
EDA. Future funding may be available from EDA to
assist in constructing portion of the MOBP infrastructure.
Recently, the cities and County government in Santa
Cruz County collaborated to update the Comprehensive
Economic Development Strategy (CEDS), which
identifies priority projects for EDA funding throughout
the county. For the City of Watsonville, the MOBP was
identified as the top priority for EDA funding assistance.
EDA typically funds up to 50 percent of approved projects
and average funding levels per project have ranged from
about $600,000 to $1.2 million, but have reached as high
as $4 million.
California Enterprise Development Authority (CEDA).
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CEDA is a statewide Joint Powers Authority established
to provide a clearinghouse for economic development
financing sources. Low interest loans are available
through CEDA to companies whose primary business
activity is manufacturing or processing. This program
combines tax exempt industrial development bonds
(IDBs) and below rate second-mortgages for lower down
payments and lower blended interest rates compared to
commercial lenders.
US Small Business Administration (SBA) 504 Loan
Program. This program allows small business owners to
purchase an industrial or commercial building at belowmarket interest rates with a minimum of ten percent down
or equity injection. The loan proceeds may be used to
purchase or remodel an existing building, construct a
new facility or purchase equipment with a minimum
economic useful life of ten years. Private lenders provide
50 percent of the financing with Certified Development
Companies (CDCs) putting up 40 percent in 504 funds.
North American Development Bank (NADBANK)/
Business and Industry (B&I) Guaranteed Loan Program.
These programs, offered through Cal Coastal CDC,
provide large loans to finance buildings and equipment
in rural areas. Federal loan guarantees up to 80 percent
are offered on loans up to $5 million and 70 percent for
loans between $5 million and $10 million.
The City could also issue its own industrial development
bonds:
California Infrastructure and Economic Development
Bank. The I-Bank operates the infrastructure State
revolving Loan Program, which provides low-cost, long
term financing to local governments for a variety of public
infrastructure projects. Loans may range in amounts
from $250,000 to $10,000,000 and may be leveraged
with other funds, but no match is required.
Community Development Block Grant Program. The City
receives an annual entitlement of federal funds under
the CDBG program. Projects that create jobs for Target
Income group workers in the community are eligible for
CDBG funds.
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6
ADMINISTRATION
6.1 Introduction
This chapter identifies potential maintenance of public facilities, and details the development review procedures
applicable to the Specific Plan. Implementation of the proposed land uses shall be through a tiered process as outlined
in this chapter. A process for amendments to this Specific Plan are also discussed.

6.2 Purpose and Intent
This Specific Plan is intended to streamline the approval process for development of the MOBP site. Projects that are
consistent with the design standards and guidelines of this plan will be reviewed at a staff level, in conjunction with the
adopted environmental review as required under the California Environmental Quality Act (CEQA). Projects that are
required to obtain a special use permit or are inconsistent with the design standards and guidelines will be referred
to the Planning Commission for review, with a public hearing consistent with Section 14.12.509 of the Watsonville
Municipal Code.

6.3 Maintenance and
Operations
On-going finance for maintenance and
administration of facilities within MOBP will be the
responsibility of the City and of a common business
park owners association (BPOA). It is anticipated
that the City will manage facilities within the public
right-of-way (e.g. streets, sidewalk, street lights,
landscaping), while a BPOA will manage common
facilities outside the public right-of-way (e.g.
signage, landscaping, lighting, common spaces).
Utilities (e.g., water, electricity, gas) will be
maintained by utility companies as otherwise
defined herein.

Environmental/Open Space
Cost associated with the maintenance of the Environmental/Open Space features within the MOBP, including the
Watsonville Slough and associated wetlands will be the responsibility of the City of Watsonville in cooperation with
maintenance support from Watsonville Wetlands Watch.
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6.4 Amendments to the Specific
Plan
Over time, various sections of the MOBP Specific Plan
may need to be revised to respond to changing economic
or political conditions. Any amendment to the MOBP
Specific Plan shall follow Government Code procedures
(Sections 65453, 65454, and 65456), as well as local
procedures as described in this chapter. Furthermore, the
proposed specific plan amendment must be consistent
with the goals, policies, and implementation measures of
the Watsonville Vista 2030 General Plan.

Other Amendments
Other amendments to the Specific Plan are considered
significant revisions and require formal approval by
the Planning Commission and/or City Council. Other
amendments deviate from the overall vision and intent of
the MOBP. Examples of other amendments include, but
are not limited to changes to the land use plan, permitted
uses, circulation improvements, and/or substantive
changes to the development standards.

Amendments to the Specific Plan will fall under one of
two categories, (1) administrative amendments and (2)
other amendments, and will follow a separate procedure
process as discussed below. A decision as to which
category an amendment falls under shall be made at
staff level.

Administrative Amendments
Administrative amendments to the Specific Plan are
considered minor revisions and do not require formal
approval by the Planning Commission or City Council.
Administrative amendments do not deviate from the
overall vision and plan of the MOBP. Examples of
administrative amendments include, but or not limited
to minor text changes, corrections and/or updates to
existing conditions information, and other relatively minor
changes that do not materially change the nature or
intent of the Specific Plan such that it would constitute a
change in land use, result in a new environmental impact,
or adversely affect the economic development goals of
the City.
Approval of administrative amendments shall be granted
by the Director of Community Development and are
subject to a 14 day appeal period after being publicly
noticed. All appeals to administrative amendments shall
be submitted to the Planning Commission.
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6.5 Development Review Process
This section establishes the procedural and content
requirements for the review and approval for development
occurring within the MOBP. It is the intent of this section
to provide clearly defined procedures for the streamlined
review of such development, while insuring consistent
implementation of the objectives and standards of each
Specific Plan land use designation.
The MOBP will also be applicable to future development
projects (i.e., parcels maps, lot line adjustments,
construction, etc.) which are processed in conformance
with this Specific Plan, thus requiring no further
environmental documentation except as noted in Section
15182 and 15162 of the CEQA Guidelines.
All development within the MOBP must proceed through
a review process. The review process is intended to
encourage site development which respects the overall
vision of the MOBP. Within MOBP, the development
review process shall be used to determine development
consistency with the following components of this Specific
Plan:
Development Plan (Chapter 3)
Circulation Plan (Chapter 4)
Infrastructure and Finance Plan (Chapter 5)

6

Development review for all new development and
redevelopment within MOBP is a two level process.
Review shall begin at the Tier One review level and if
deemed necessary, a Tier Two review will follow. Both
levels are follows:
Tier One Review. Tier One development
review is an administrative, or staff level
process, and is applicable to projects that
meet the Specific Plan’s purpose and
intent, development standards, and design
guidelines. Tier One review allows City staff
to make a final consistency determination on
development projects, which will streamline
and simplify the approval process. If a project
is not determined to be consistent with the
Specific Plan as noted, it is subject to a
Tier Two review. Furthermore, if a project
requires a Special Use Permit (SUP) per the
development standards, then a Tier Two review
will be required.
Tier Two Review. Tier Two development
review requires review and approval by the
City Planning Commission and that which is
applicable to the City Council. Tier Two review
is applicable to projects that require conditional
approval, or that deviate from the prescribed
development standards and design guidelines.

Permits
There are three types of development permits applicable
to MOBP as granted by the City of Watsonville, of
which include (1) Administrative Permits, (2) Special
(Conditional) Use Permits, and (3) Temporary Use
Permits. Within MOBP, the type of development permit
will be granted based on a project’s use (as described in
Table 3-4: Permitted Uses [Chapter 3]), and conformance
with the Specific Plan. The procedure for application,
review, and action by the appropriate authority shall be
the same as defined in Chapter 14-12 of the Watsonville
Municipal Code.
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6.6 Implementation
Administration and Enforcement
It shall be the duty of the Community Development
Director to enforce the provisions as set forth in the MOBP
Specific Plan. All officers, employees, and officials of
the City of Watsonville who are vested with the duty or
authority to issue permits or licenses shall ensure that
the project complies with the provisions of this Specific
Plan. Any permit, license or approval issued that is in
conflict with the requirements of this Specific Plan shall
be reconsidered.

Relationship to Zoning Code
The provisions contained in this Specific Plan constitute
the primary land use and development standards for the
project area. Where provisions are not addressed in this
Specific Plan, regulations as described in the Watsonville
Municipal Code shall apply.

Severability
If any portion of the Specific Plan is, for any reason, held
invalid by a court of competent jurisdiction, such portion
shall be deemed a separate, distinct and independent
provision and the invalidity of such provision shall not
affect the validity of the remaining portion of the Specific
Plan.
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Economic Development &
Recruitment Strategy
B.1 Introduction
The MOBP represents an opportunity for Watsonville to diversify its local economy, supplementing the historical
base of food processing and distribution firms with companies that are engaged in technology and business services
sectors prevalent in the larger San Francisco Bay Area. In terms of design goals for the project, the proposed flex-use
development in the MOBP will feature building products that accommodate a broad range of uses and tenants with
space and ownership requirements.
To achieve its economic development goals, it is important for the City to collaborate with the property owners and
developers of the MOBP to ensure that the project is able to attract the desired segments of the market. The City has
anticipated this in the Economic Element of the General Plan and in its Economic Development Strategy.
Implementation Strategy 5.1.11 of the ED Element states,
“[The MOBP] should be developed as a “blue ribbon” project that can help advance the City’s image in the region. While
recruitment of new business is still viable for [the MOBP], the city should focus on the site as a means to encourage the
expansion of existing businesses. The park should be viewed as a way to create a “move-up” opportunity for existing
employers and their supplier network.”
The above General Plan strategy strategy remains an important compenent of marketing and recruitment, however, in
light of market conditions it should not be considered as the primary and/or only approach. The business recruitment
effort should seek to attract a broad range of potential users.
The City’s Economic Development Strategy, which is designed to help implement the ED Element, includes Action Item
#3 under activities for New Growth Areas:
“Develop Marketing and Recruitment Strategy for MOBP. While much of the marketing will be driven by the property
owners/developers, and will depend upon the demand for the space, the City can take an active role in shaping the
central marketing message and can put its economic development resources, if any, into a coordinated recruitment
strategy to bring employers with the potential to make the greatest economic impact, in terms of employment and other
related economic benefits, to the site.” ED Strategy p. 10.
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Office

MOBP is anticipated to support a mix of business types
approximately balanced with one-third office users and
two-thirds light industrial space. The use of flex space
will help meet changing market demands for many small
firms that wish to customize their locale. The market
analysis for the MOBP identifies a number of growing
business sectors that can serve as the initial targets for
the marketing program, as described below.

ISPs, search portals and data processing

Much of the Santa Cruz County economy, aside from
agriculture and tourism, is populated by firms that are
engaged in spin-off activities from Silicon Valley. A
number of these kinds of firms, which produce specialized
components for production processes occurring in
Silicon Valley, are located in Watsonville. The MOBP
can serve as an expansion locale for these firms as they
grow. There is also some possibility that new firms may
locate there from outside the region, although the trend
has been more focused on new business start-ups by
entrepreneurs currently employed in the Bay Area.

Health services

Considering projected business growth trends in Santa
Cruz County and the four-county region, which also
indicates Santa Clara, Monterey and San Benito counties
a number of potential industrial and office-based business
targets are possible.

Selected Potential Business Targets
Based on Local/Regional Trends
Industrial
Merchant wholesalers/warehousing
Electrical equipment/appliances mfg.
Machinery mfg.
Fabricated metal products
Plastics and rubber products
Wood products
Transportation equip. mfg.
Misc. mfg.
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Admin support services
Electronic markets and non-store retailers
Internet publishing and broadcasting
Other information services
Securities and investments
Business services
Business services and information technology firms
would be particularly good targets for MOBP, as these
type of firms are underrepresented in Watsonville and
would help to provide a supportive business climate for
other kinds of business that may locate in MOBP and
the other business centers in Watsonville. Information
technology declined substantially following the “dot.com”
bust, but has since stabilized and shown modest growth
more recently.
Considering statewide and national trends, an enormous
number of business opportunities are opening up in
sectors related to energy efficiency and other “green”
industries, often referred to as Clean Technology. Clean
Technology is a diverse range of products, services,
and processes that harness renewable materials and
energy sources, dramatically reduce the use of natural
resources, and significantly cut or eliminate emissions
and wastes.
Potential Business Targets in the Emerging Clean
Technology Sector
Energy Efficiency: Lighting, HVAC, electric
motors, peak shaving control systems,
computer control systems.
Water Efficiency: pumps and control systems/
retrofit/upgrade
Renewable Energy: solar, wind, and methane/
hydrogen gas recovery, waste-to-energy
Transportation: Fleet conversion to alternative
fuels
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Emergency Services: biomass management,
infrastructure security
Education And Research: UC and other local
research, vocational, job training, and other
employment development, small business
development.
Statewide, a range of technology sectors has shown
positive growth trends in the past few years, indicating
that with the combination of environmental awareness
and also the imperative to improve health care for a
growing population, California is well situated to lead
advances in new product development.

Selected Additional Targets Based on
Statewide Trends
Industrial
Pharmaceutical and medicine mfg.
Paint, coating and adhesive mfg.
Sheet metal work
Architectural and structural metals mfg.
Turbine and generator units
Electronic components
Industrial instruments
Magnetic and optical recording media mfg.
Sign mfg.
Dental laboratories
Motion picture and video production
Office
Management, scientific and technical
consulting services

Economic Development B

B.3 Market Approach
As noted earlier, business expansion is anticipated to be
a key component of development for MOBP. However,
the project should also be actively marketed to firms
outside Watsonville to promote the favorable business
climate that Watsonville offers and to distinguish the
City from other business locations in Santa Cruz and
Monterey counties.
The City Economic Development Strategy (EDS) contains
a number of important recommendations for the City
marketing program. The MOBP should be integrated
into this program and the City should also collaborate
with the property owners/developers to prepare targeted
brochures, advertising and trade show materials.
A particularly effective element of the program would
be placement of articles in trade journals and industry
publications that cater to each of the target industry
groups. Articles providing information about specific
location features of MOBP or Watsonville and the Pajaro
Valley, and which feature testimonials from existing
companies, often carry greater persuasive weight than
do advertising spots.
Along a similar vein, the EDS discusses the value of
creating relationships with corporate site selectors and
decision makers in target industries. A steady stream of
articles and written pieces highlighting Watsonville and
economic development successes in the area will help to
keep the area on “top of mind” with these people.
Above all, it is important to recognize that the marketing
effort needs to be focused not just on the MOBP and
the site and buildings available there, but on the entire
community of Watsonville and the labor force that resides
in the area. For many businesses, the quality of the
community and the labor force are the leading location
criteria, before considering the features of specific sites.
The Economic Element of the General Plan references
the need to enhance the city’s ‘quality of place” as a
major strategic challenge (p.5-8). Along these lines,
efforts to improve downtown, the overall retail mix in the
city and the quality of public facilities and amenities are
all important elements of the city’s marketing program.
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The MOBP marketing program should be integrated into
each of the City’s marketing action items, as outlined in
the EDS:
Develop Consistent Marketing Materials. The emphasis
here should be on consistency, with the idea in mind that
Watsonville desires to become a desirable corporate
address. In addition, the physical design elements in
the community should also display this consistency of
purpose and quality of execution. As efforts continue to
enhance public spaces, way finding icons, downtown
building designs and prominent landmarks in the
community, design features should be applied that can
be reinforced within the MOBP.
Develop Media Strategy. This strategy should focus on
creating and maintaining a “buzz’ about Watsonville
and the MOBP through a series of informational articles
and announcements. It is important to create the sense
of constant activity in the development community,
reinforcing the idea that Watsonville enjoys a vibrant
business climate.
Conduct Regional Advertising Campaign. This is best
done in partnership with other economic development
organizations to improve the cost effectiveness of the
campaign. In terms of MOBP, the property owners/
developers will also be engaged in an active advertising
campaign.
Establish Ambassador Program. This program would
enlist existing firms in the Watsonville area to talk to other
similar outfits in the course of their business travels to
convey the benefits of a Watsonville location. This type
of program would have more direct benefit for the MOBP
once some initial tenants have occupied the project.
Develop Public Relations Strategy. The focus of this
effort, again, is on building relationships with business
and community leaders that can serve as advocates
for the community. It requires significant groundwork in
terms of identifying willing allies and providing pertinent
information for their use, but it can be extremely effective
over the long term.
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Engage Development Community. The City has enjoyed
the participation of local members of the development
community in the preparation of the MOBP. The City may
also be able to help with setting up site visits by corporate
site locators and similar professionals in the marketplace
outside of Santa Cruz County.
Moreover, Watonville attributes several positive elements
to acheiving successful business park development.
These include:
Price point (lower than Santa Cruz and the
Silicon Valley)
Availability of larger building sizes
Labor force availability
Housing affordability (as compared to region)
Enterprise zone
Transportation corridor access in the central
coast region
Watsonville competes with areas of Monterey County,
Salinas, and Hollister as well as communities in Santa
Cruz County. These areas generally lack substantial
industrial and business park sites that are ready for
development at competitive cost. In some cases this
is because traffic and other infrastructure costs are
substantial, either directly or through impact fees
charged to development. In other cases, land may carry
appropriate non-residential land use designations but no
investments have yet been made to support development
in the short term. In Santa Cruz County there is a general
lack of significant development sites.
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Watsonville has a unique opportunity to partner with the
private sector to provide a ready development opportunity
for expanding businesses. In addition to the points
outlined above, it is critical that the development provide a
good value – meaning high quality at a reasonable price.
In order to capture its share of business growth in the
region, the development needs to be price competitive. In
order to meet the job goals of the City, the development
needs to provide a quality business environment. This
does not necessarily mean reaching the broadest
possible range of regional industries, but rather creating
a focused development and marketing approach that
highlights industries with strong job creation and job
quality capabilities, such as those indicated earlier in
the target industry section of this chapter. Public sector
investments will be necessary along side the private
sector costs to create a development that meets these
market and job development goals.

Economic Development B

B.4 Workforce Development
One of the key location criteria for most businesses
targeted for location in the MOBP is the availability of
skilled labor. This issue is highlighted in the Economic
Element as a strategic challenge:
“...interviews with local employers confirmed what the
socioeconomic data suggest: educational attainment and
workforce skills are a problem for employers and the lack
of affordable housing is a problem for the employees.
Complicating these issues are high unemployment rates
( a common problem in seasonal agricultural economies)
that are difficult to resolve without raising workforce skill
levels. Meanwhile, many gainfully employed Santa Cruz
County residents make a long, daily commute to jobs in
other counties.” ED Element, p. 5-7.

Within
Industries

Among
Industries

Soil Preparation
Services
$22.77/hour

Information
Technology
$19.23/hour

Food Processing
$11.31/hour
Farm Work
$9.28/hour

Machinery
$18.23/hour
Metal/Plastic
Parts
$13.45/hour

Figure: Career Ladders
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As this statement indicates, labor force readiness is
a multifaceted problem that interfaces with housing
availability and basic K-12 education as well as
occupational training. The goal is to provide a diverse
mix of jobs that allow workers to pursue career ladders
that result in economic advancement as their experience
level grows. As shown in Figure: Career Ladders (see
previous page), this can occur within each industry but it
can also occur across industries. Much of Watsonville’s
seasonally unemployed workforce is in agriculture. But as
workers gain opportunities to learn mechanical skills and
are promoted up through food processing operations, they
acquire capabilities that can transition to non-agricultural
businesses. Many of the manufacturing industry targets
identified above need these kinds of mechanical skills.
One of the challenges in workforce development today
is that business labor force requirements change rapidly
as technologies evolve and market demands shift. This
tends to put much of the workforce development focus
onto tailored on-the-job training programs customized to
employers’ specific current needs. This kind of training is
often provided through Cabrillo College, but other training
providers can also be accessed through the Santa Cruz
County Workforce Investment Board.
The California Employment Development Department
(EDD) offers detailed staffing information for specific
industries, indicating what occupations are needed and
the general level of training. The City should coordinate
with the EDD to ensure that occupational training
programs are available to meet the needs of targeted
industries. However, as noted above, it is difficult to
precisely anticipate the specific skills needed for many
new jobs. It is more productive to focus on foundational
education and training efforts as the underlying approach
to workforce development, while relying on customized
on-the-job training to suit businesses’ needs.
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This foundational occupational training approach includes
several levels.
For portions of the Watsonville workforce, a
more basic level of education and training
is needed. These skills include language
capabilities, work readiness training and
customer service orientation, which provide
a foundation for successfully functioning in a
non-agricultural work environment and to be
receptive to higher levels of skill training.
A critical labor need in the region is for
additional technical workers such as
electricians, machine operators, mechanics,
and machinists – people who can operate
and maintain increasingly complex and
computer operated machinery and equipment.
The scarcity of such workers cuts across all
industries in the region, including agriculture,
which is competing with technology sectors
for workers with the same skills. Basic
training in these skills need not be industryspecific but can enhance the attractiveness
of the workforce significantly to potential new
business prospects.
As part of its economic development marketing efforts,
the City needs to promote its willingness and ability
to work with employers and training providers to
coordinate customized training programs.
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